
TOWN OF BLUFFTON 
HISTORIC PRESERVATION COMMISSION 

ELECTRONIC MEETING 

Wednesday, August 5, 2020 6:00p.m. 

This meeting can be viewed on the Town of Bluffton’s Facebook page 
https://www.facebook.com/TownBlufftonSC/

I. CALL TO ORDER 

II. ROLL CALL 

III. NOTICE REGARDING ADJOURNMENT 
The Historic Preservation Commission will not hear new items after 9:30 
p.m. unless authorized by a majority vote of the Commission Members 
present.  Items which have not been heard before 9:30 p.m. may be 
continued to the next regular meeting or a special meeting date as 
determined by the Commission Members. 

IV. NOTICE REGARDING PUBLIC COMMENTS* 
Every member of the public who is recognized to speak shall address the 
Chairman and in speaking, avoid disrespect to Commission, Staff, or other 
members of the Meeting. State your name and address when speaking for 
the record.  COMMENTS ARE LIMITED TO THREE (3) MINUTES. 

V. ADOPTION OF AGENDA 

VI. ADOPTION OF MINUTES – July 1, 2020 

VII. PUBLIC COMMENTS FOR ITEMS NOT ON THE AGENDA* 

VIII. OLD BUSINESS 

A. Certificate of Appropriateness Amendment: A request by Ansley 
Manuel, for review of an Amendment to a Certificate of 
Appropriateness located at 16 Church Street in the Old Town 
Bluffton Historic District, and zoned Neighborhood Center-HD.
(COFA-04-18-011938)(Staff – Katie Peterson)

IX. NEW BUSINESS 
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A. Certificate of Appropriateness: A request by Pearce Scott 
Architects, on behalf of the owner, Ashley Feaster, for approval of a 
Certificate of Appropriateness to allow the of a new 2-story Carriage 
House structure of approximately 1,150 SF located at 21 Wharf Street 
in the Old Town Bluffton Historic District, and zoned Neighborhood 

General-HD. (COFA-05-20-014242)(Staff – Katie Peterson)

B. Certificate of Appropriateness: A request by Keith and Mary Koobs, 
for approval of a Certificate of Appropriateness to allow the 
construction of a new 1-story single-family residential structure of 
approximately 1,415 SF located at 29 Lawton Street in the Old 
Town Bluffton Historic District, and zoned Neighborhood General-
HD. (COFA-06-20-014321)(Staff – Katie Peterson)

C. Certificate of Appropriateness: A request by Court Atkins Group, on 
behalf of the Owner, Cunningham, LLC, for approval of a Certificate 
of Appropriateness to allow the construction of a new mixed-use 
building of approximately 7,500 SF located at the southeastern 
corner of Green Street and Calhoun Street, Building 1 in the 71 
Calhoun Street development, in the Old Town Bluffton Historic 
District and zoned Neighborhood Center – HD. (COFA-10-19-
013647)(Staff – Katie Peterson)

D. Certificate of Appropriateness: A request by Court Atkins Group, on 
behalf of the Owner, Cunningham, LLC, for approval of a Certificate 
of Appropriateness to allow the construction of a new mixed-use 

building of approximately 7,850 SF located at the northeastern 
corner of Bridge Street and Calhoun Street, Building 2 in the 71 
Calhoun Street development, in the Old Town Bluffton Historic 
District and zoned Neighborhood Center – HD. 
(COFA-12-19-013784)(Staff – Katie Peterson)

E. Certificate of Appropriateness: A request by Court Atkins Group, on 
behalf of the Owner, Cunningham, LLC, for approval of a Certificate 
of Appropriateness to allow the construction of a new mixed-use 

building of approximately 7,620 SF located on Bridge Street, 
Building 3 in the 71 Calhoun Street development, in the Old 
Town Bluffton Historic District and zoned Neighborhood Center – 
HD. (COFA-12-19-0138785)(Staff – Katie Peterson)

X. DISCUSSION  

XI. ADJOURNMENT 
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2. NEXT MEETING DATE– Wednesday, July 1, 2020 
3.

* Public Comments may be submitted electronically via the Town’s website at 
(https://bit.ly/TOBPublicComment ) or by emailing your comments to the Growth Management Coordinator at 

dmclain@townofbluffton.com. Comments will be accepted up to 2 hours prior to the scheduled meeting start time. 
All comments will be read aloud for the record and will be provided to the Historic Preservation Committee. 

“FOIA Compliance – Public notification of this meeting has been published and posted in compliance with the 
Freedom of Information Act and the Town of Bluffton policies.” 

In accordance with the requirements of Title II of the Americans with Disabilities Act of 1990 ("ADA"), the Town 
of Bluffton will not discriminate against qualified individuals with disabilities on the basis of disability in its 

services, programs, or activities. 

EXECUTIVE SESSION - The public body may vote to go into executive session for any item identified for action on the agenda. 

Any person requiring further accommodation should contact the Town of Bluffton ADA Coordinator at 
843.706.4500  or adacoordinator@townofbluffton.com as soon as possible but no later than 48 hours before the 

scheduled event. 
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TOWN OF BLUFFTON HISTORIC PRESERVATION COMMISSION  

Electronic Meeting 

Wednesday, July 1, 2020, Minutes  

Present: Bruce Trimbur - Chair; Will Guenther – Vice Chair; Courtney McNeil; 
Elaine Gallagher Adams; Jesse Solomon; Michael Lovecchio 

Staff: Kevin Icard, Community Development Manager; Katie Peterson, Senior 
Planner; Charlotte Moore, Principal Planner; Darby McLain, Growth 
Management Coordinator;  

I. CALL TO ORDER 

Chairman Trimbur called the meeting to order at 6:01 p.m. 

II. ROLL CALL

III. NOTICE REGARDING ADJOURNMENT 

The Historic Preservation Commission will not hear new items after 9:30 P.M. 
unless authorized by a majority vote of the Commission Members present. Items 
which have not been heard before 9:30 P.M. may be continued to the next 
regular meeting or an additional meeting date as determined by the Commission 
Members. 

IV. NOTICE REGARDING PUBLIC COMMENTS 

Every member of the public who is recognized to speak shall address the 
Chairman and in speaking, avoid disrespect to the Commission, Town Staff, and 
other members of the meeting. State your name and address when speaking for 
the record. UNLESS OTHERWISE AMENDED BY THE HISTORIC PRESERVATION 
COMMISSION, COMMENTS ARE LIMITED TO THREE (3) MINUTES. 

V. ADOPTION OF THE AGENDA 

Commissioner McNeil made a motion to adopt the Wednesday, July 1, 2020 
Historic Preservation Commission Meeting Agenda. Commissioner Solomon 
seconded the motion, all were in favor and the motion passed. 

VI. PUBLIC COMMENTS FOR ITEMS NOT ON THE AGENDA 

No public comments. 

VII. ADOPTION OF MINUTES – June 3, 2020 & June 10,2020

Commissioner Guenther made a motion to approve the adoption of the June 3, 
2020 minutes, Commissioner Adams seconded the motion. All were in favor and 
the motion passed. Commissioner Guenther made a motion to approve the 
adoption of the June 10, 2020 minutes, Commissioner Adams seconded the 
motion. All were in favor and the motion passed. 
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VIII. OLD BUSINESS  

No Old Business 

IX. NEW BUSINESS  

No New Business 

X. DISCUSSION 

Commissioner Adams made a motion to switch the two agenda items for 
better understanding. Commissioner Solomon seconded the motion. All were 
in favor and the motion passed.  

A. Unified Development Ordinance Amendment: Discussion and Direction on 

Text Amendments to the Town of Bluffton Code of Ordinances, Chapter 23 
– Unified Development Ordinance, Article 5 – Design Standards, To 
Evaluate the Potential Regulation of the Preservation of Contributing 
Structures in the Old Town Bluffton Historic District. 

Staff- Charlotte Moore presented the first discussion item to the 

Commissioners. The proposed amendment would change “historic 

structure” to “contributing structure.” 

Commissioner Adams asked if there was any reason to specifically 

mention historic structures that are individually listed? 

Moore stated that this occurred in six different places in the current UDO  

and how it did not seem necessary, they were all contributing structures. 

Chairman Trimbur commented that this is a very good clean-up of the 

possible confusion that was there and pins it down to contributing 

structures.  

B. Unified Development Ordinance Amendment: Discussion and Direction on 
Text Amendments to the Town of Bluffton Code of Ordinances, Chapter 23 
– Unified Development Ordinance, Article 5 – Design Standards, To 
Evaluate the Potential Regulation of the Preservation of Contributing 
Structures in the Old Town Bluffton Historic District. 

Staff- Charlotte Moore presented the first discussion item to the 

Commissioners. This item was a discussion on the maintenance of 

contributing structures- a process by which The Town can intervene in the 

interest of protecting contributing structures showing neglect. The process 

would be to first file an application with the town whether it be a citizen or 

The Town. Next, the UDO Administrator would do an investigation on 

whether neglect is being shown. Then, the property owner would be 

contacted on how to correct these conditions while setting a timeline for 
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correcting them. If the property owner does not agree with the plan 

proposed, it can be appealed to the Historic Preservation Commission. 

Legal means could be possibly be pursued in necessary to make the 

structure(s) sustainable.  

Chairman Trimbur asked who would be doing these inspections to which 

Moore replied they would be done by staff and the UDO Administrator. 

Moore also stated that this only pertains to what is visible from the 

property line. The edit to this ordinance would also be addressing site 

features such as; fences, walls, gates, walkways, signs and other 

appurtenances.  

Commissioner Adams asked if this would be limited to historic fabric or it 

apply to parts or outbuildings that may be newer. Moore replied The Town 

does want to continue to investigate accessory structures as well.  

Commissioner Guenther asked if this is a case by case business and 

whether temporary fixes were an option. Moore stated that is correct in an 

emergency situation. Guenther also asked if this is a blanket policy; every 

structure on the contributing structure list is now subject to these 

regulations i.e. would any structures be “grandfathered-in.”  

Commissioner Adams asked if The Town anticipates jumping into this right 

away.  

Staff member Kevin Icard said our goal is to get the ordinance in place 

and then make an assessment.  

Commissioner Solomon asked about the economic hardship process. Staff 

member Moore stated the previous ordinance did have a section for 

economic hardship, but it has been removed from the new proposed 

ordinance. She also stated that if that is a claim the homeowner is making 

that would be discussed outside of a public meeting.  

Commissioner Adams asked how The Town intends on preventing the 

public from taking advantage; letting their buildings deteriorate and 

suddenly qualifying for grant assistance. Staff member Moore stated that 

The Town is attempting to intervene before assistance is needed and 

before demolition needs to occur.  

Staff member Kevin Icard stated The Town hopes the tax incentive pushes 

the public to fix their structures to take advantage of this benefit.  

Commissioner Trimbur asked if there were any further comments.  

Commissioner McNeil had no further comments.  

Commissioner Lovecchio had no further comments. 
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Commissioner Solomon had no further comments.  

Commissioner Adams had no further comments.  

Commissioner Guenther had no further comments. 

Staff member Kevin Icard pointed out that the contributing structure list is 

already existing, it is just being codified.  

Commissioner Guenther asked if homeowners will be notified that they are 

on the list. Staff member Kevin Icard stated they will be notified that they 

are already on the list and that they are being codified into the Unified 

Development Ordinance.  

XI. ADJOURNMENT 

Commissioner Adams made a motion to adjourn The July 1, 2020 Historic 
Preservation Commission meeting, Commissioner Guenther seconded the 
motion and the meeting adjourned at 6:36pm. 
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HISTORIC PRESERVATION 
COMMISSION 

STAFF REPORT 
Department of Growth Management 
 

 

MEETING DATE: August 5, 2020 

PROJECT: 21 Wharf Street – New Construction  

APPLICANT: Pearce Scott Architects 

PROJECT MANAGER: Katie Peterson, AICP, Senior Planner 

 
APPLICATION REQUEST:  The Applicant, Pearce Scott Architects, on behalf of the 
owner, Ashley Feaster, requests that the Historic Preservation Commission approve 
the following application: 
 

1. COFA-05-20-014242.  A Certificate of Appropriateness to allow for the 
construction of a new 2-story Carriage House structure of approximately 
1,150 SF located at 21 Wharf Street in the Old Town Bluffton Historic District, 
and zoned Neighborhood General-HD. 

 
INTRODUCTION:  The Applicant is proposing the construction of a Carriage House in 
the Old Town Bluffton Historic District.  The proposed building, of approximately 
1,150 SF meets the spatial and placement requirements of the Carriage House 
Building Type in accordance with the allowable building types for the Neighborhood 
General-HD zoning district.  
  
The structure features a forward-facing gable with shed dormers on either side.  
The dormer on the left elevation features a set of French doors which open onto a 
balcony supported by columns. The front elevation has a double set of garage doors 
under a shed roof. The proposed building reflects the vernacular characteristics of 
Bluffton by integrating a variety of typical architectural forms and features such as 
multiple roof types and materials.  It reflects the same general character as the 
primary structure through similar roof types, materials, columns and use of 
shutters.  
 
This project was presented to the Historic Preservation Review Committee for 
conceptual review at the June 15, 2020 meeting and comments were provided to 
the Applicant (See Attachment 5).   
 
HISTORIC PRESERVATION COMMISSION ACTIONS:  As granted by the powers and 
duties set forth in Section 2.2.6.E.2, the Historic Preservation Commission has the 
authority to take the following actions with respect to this application: 
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1. Approve the application as submitted by the Applicant; 
2. Approve the application with conditions; or 
3. Deny the application as submitted by the Applicant. 

 
It is important to note that the intent of Section 5.15 Old Town Bluffton Historic 
District of the UDO is that the Section be user friendly and informative to the 
residents and the members of HPC and is not intended to discourage creativity or 
force the replication of historic models.  Rather, it is to set forth a framework in 
which the diversity that has always characterized Bluffton can continue to grow.  
The Section also defines guidelines for design and materials similar to that used on 
structures within the Old Town, and it is the charge of the HPC to assess the 
interpretation of these guidelines as they pertain to applications using the 
established review criteria. 
 
REVIEW CRITERIA & ANALYSIS:  Town Staff and the Historic Preservation 
Commission are required to consider the criteria set forth in Section 3.18.3 of the 
Unified Development Ordinance in assessing an application for a Certificate of 
Appropriateness – Historic District (HD).  The applicable criteria are provided below 
followed by Staff Finding(s) based upon review of the application submittals to 
date. 
 

1. Section 3.18.3.B.  Consistency with the principles set forth in the Old Town 
Master Plan.  

 
a. Finding.  The application is consistent with the principles set forth in the 

Old Town Master Plan.  The Master Plan states that, “The built 
environment, in particular the historic structures scattered throughout Old 
Town, should be protected and enhanced.  While it is of great importance 
to save and restore historic structures, it is just as important to add to the 
built environment in a way that makes Old Town more complete.”   

 
The Applicant proposes to construct an accessory structure in the Old 
Town Bluffton Historic District, a locally and nationally designated historic 
district.  The building has been designed to be sympathetic to the 
architectural character of the neighboring historic structures, so its 
addition will both protect the integrity of the existing historic structures 
and enhance the neighborhood by adding architectural variety. 
 

b. Finding.  The Old Town Master Plan initiatives also included the adoption 
of a form-based code that included architectural standards for structures 
located within the Old Town Bluffton Historic District.  These standards 
are included in Article 5 of the Unified Development Ordinance.  The new 
construction proposed as part of this request will be in conformance with 
those standards if the conditions noted in item 2 of this Section are met. 
 

c. Finding.  The Old Town Master Plan initiatives promote preservation and 
protection of the legacy of the Old Town Bluffton Historic District through 
additions to the built environment which make Old Town more 
complete.  The addition of the proposed structure adds to the district as 
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well as helps provide completeness to the neighborhood and overall 
district.  
 

2. Section 3.18.3.C.  The application must be in conformance with applicable 
provisions provided in Article 5, Design Standards. 

 
a. Finding.  Town Staff finds that if the condition noted below is met, the 

proposed addition will be in conformance with applicable provisions 
provided in Article 5:   

 
1) Section 5.15.6.I.3.c. Windows and Doors.  Doors operations may 

be casement or French.  The proposed floor plans show a 
casement door, however, the Grayco window and door sheets 
show a sliding exterior door.  The door must be revised to a 
casement or French operating door.  

 
3. Section 3.18.3.D.  The nature and character of the surrounding area and 

consistency of the structure with the harmony of the surrounding 
neighborhood. 

 
Finding.  Town Staff finds that nature and character of the new construction 
to be consistent and harmonious with that of the surrounding 
neighborhood.  The mass and scale of the structure is appropriate for its 
location and the architectural detailing is sensitive to the neighboring 
properties.   

 
4. Section 3.18.3.F.  The historic, architectural, and aesthetic features of the 

structure including the extent to which its alteration or removal would be 
detrimental to the public interest. 

 
Finding.  The Applicant seeks approval for the construction of a new structure 
in the Old Town Bluffton Historic District.  The proposed plans are 
sympathetic in design to the neighboring historic resources; therefore, the 
structures, as proposed, will have no adverse effect on the public interest. 

 
5. Section 3.18.3.H.  The application must comply with applicable requirements 

in the Applications Manual. 
 

Finding.  The application has been reviewed by Town Staff and has been 
determined to be complete. 
 
It should be noted that a small shed, which is relocated as a portion of this 
application, appears to be less than a foot from the property line.  In order to 
meet the setback requirements for a Garden Structure, it must be 3’ or 
greater away from the property line.  

 
STAFF RECOMMENDATION:  It is the charge of the HPC to assess and interpret the 
standards and guidelines set forth in the Unified Development Ordinance as they 
pertain to applications using the review criteria established in the UDO and to take 
appropriate action as granted by the powers and duties set forth in Section 
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2.2.6.E.2.  Town Staff finds that with the conditions noted below the requirements 
of Section 3.18.3 of the Unified Development Ordinance have been met and 
recommends that the Historic Preservation Commission approve the application 
with the following conditions: 

 
1. Per UDO Section 5.15.6.I.3.c., the sliding door in the Grayco window and 

door sheets must be revised to be casement or French in operation.  
2. Per Section 9.3.D.4., the relocated shed must be no closer than 3 feet to the 

property line.  
 

ATTACHMENTS: 
1. Location Map 
2. Zoning Map 
3. Applicant Narrative 
4. Site Plan & Elevations 
5. HPRC Report 
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July 01, 2020 
  
 
 21 Wharf Street Narrative 
  
 
 On behalf of the owner, we would like to propose a new carriage house located at 21 

Wharf Street, Neighborhood General – HD. There is an existing main house located on 
the property to the north.  The carriage house footprint will be 648 sf.  The walls will be 
horizontal siding to match the existing main house. The roof will be shingle to match 
the existing.   All details, colors, and materials will match the Main House. 

 
 The first floor will have a garage and a heated stair entry to the second floor on the 

back. The heated square footage is 502 sf.  There will be a deck facing the existing 
house.   

 
 The existing drive will be abandoned and landscape redesigned.  The driveway will 

connect to the new Carriage house. 
 
 A permit has been issued for the new driveway location. 
 
 The combined lot plat has been recorded.  R610 039 00A 0152 0000 is the parcel 

number and can be found in plat book 153, page 110. 
 
 The Landscape plan shows a full design of the property.  The Courtyard pavers, pool 

and grill will be constructed at a future time.  All required foundation plantings, 
screening and trees will be completed with the carriage house. 

 
 Thank you for your consideration, 
 
 
 
 
 Amanda Jackson Denmark 
 Project Manager 
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Feaster Carriage House

Lot 23, Wharf Street, Old Town Bluffton

Final HPC Submittal - 07.01.20

CVR

A001

A101

A201

A301

A401

A501

COVER SHEET & DRAWING INDEX

SURVEY

SITE PLAN

FLOOR PLANS

EXTERIOR ELEVATIONS

SECTIONS & DETAILS

DETAILS

WINDOW DOOR DETAILS

PROJECT TEAM

ARCHITECT:

Pearce Scott Architects

H. Pearce Scott, AIA

6 State of Mind, Suite 200

Bluffton, SC 29910

P: 843.837.5700

C: 843.816.6067

E: pearce@pscottarch.com

GENERAL NOTES:

1. The contractor is responsible for compliance, and

shall construct, to all applicable local, state, and

federal codes and regulations, in conformance to

all industry standards and methods of

construction, and per manufacturer's

recommended installations.

2. All materials will be new, unless otherwise

specified. All materials, finishes, and workmanship

will meet accepted industry standards, and will be

consistent with the plans regarding sizes. A

reasonable allowance on all dimensions is allowed

according to normal industry standards.

3. For dimensions not shown or in question, the

contractor will notify Architect of any discrepancies

or conflicts before proceeding.

4. For discrepancies or conflicts between the

architectural and engineering drawings, the

contractor shall request clarification from the

Architect before proceeding.

5. Contractor shall verify all existing field conditions.

Any discrepancies shall be brought to the attention

of the Architect.

6. Contractor to provide a sample board of exterior

materials, finishes and colors for final approval by

the Neighborhood/Development review board and

Owner.

7. Contractor to provide a job sign in accordance

with the neighborhood/development regulations.

8. The site is to be kept clean at all times for the

duration of the project.

9. The design documents are instruments of

professional service and shall remain the property

of Pearce Scott Architects. Such instruments shall

not be used by the client, or others, for any other

purposes without the prior written consent of the

Architect. The documents are a one-time only use.

10. The design documents are to be used for design

intent and in coordination with supplemental

engineering documents.

11. All walls are dimensioned to the face of stud or

masonry unless noted otherwise.

12. See structural engineering documents for

structural connection details and call-outs,

calculation and notes required by code, and

details for wall and roof connections including tie

down requirements.

13. The design documents do not indicate required

drainage and other site related work requirements.

See landscape, civil, or other supplemental

drawings.

14. When the Architect is contracted for construction

observation services by the owner, the Contractor

will coordinate with the Architect for progress visits

based on the schedule and availability of both

parties. Pay applications, if applicable, shall be

provided to the Architect prior to the meeting to

allow site review of work within the billing cycle.

PROJECT INFORMATION

AREA CALCULATIONS: (AJD- 06.02.20)

CARRIAGE HOUSE:

FIRST FLOOR HEATED

SECOND FLOOR HEATED

CH HEATED

GARAGE

ENTRY PORCH

PORCH

CH UNHEATED

OVERALL TOTAL

BUILDING FOOTPRINT

77

503

580

571

117

117

805

1385

648

PROJECT ANALYSIS: (AJD- 06.02.20)

FRONT SETBACK:

REAR SETBACK:

RIGHT SETBACK:

LEFT SETBACK:

DRIVEWAY ACCESS:

ZONING DISTRICT:

N/A

5'

5'

5'

WHARF

STREET

NG-HD

LANDSCAPE ARCHITECT:

M. Brock Designs, LLC

Michael Brock

PO Box 358

Port Royal, SC 29935

C: 843.540.6407

E: mbrock@mbrockdesigns.com

© 2020 PEARCE SCOTT ARCHITECTS
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5/4X WOOD DECKING

BUILT UP 2X10 BEAM,
SEE STRUCTURAL

8X8 COLUMN

2X10 PORCH FRAMING W/
BLOCKING,
RIP TO SLOPE

5/4X2 TRIM

5/4X TRIM

ALIGN

10
"

1X TRIM

3
'-0

"

P.T. 1X4

P.T. 2X4 TOP RAIL,
DOUBLE SLOPED TOP

1"

1" SQUARE
WOOD PICKETS

P.T. 1x BOTTOM
RAIL

11 2
"

4"
MAX.

4X4 P.T. NEWEL
POST W/ CAP

1'-0"

METAL DRIP EDGE

1X4 TRIM

2X6" FRIEZE TO RUN DOWN
FACE OF RAKE

 MOISTURE BARRIER
OVER 1/2" EXTERIOR SHEATHING

SIDING AS PER ELEVATIONS

1X8 TRIM

1X HARDIE PANEL
SOFFIT

2X ROOF RAFTER W/
SPRAY FOAM THERMAL
INSULATION

2X6 WALL @ 16" O.C.
W/ THERMAL INSULATION

 ROOF MATERIAL OVER
ICE & WATER SHIELD,

SEE ELEVATIONS

4
"

6
'-0

"
3

"

4" CONC. SLAB WITH W.W.M.
REINFORCING. TURN DOWN

SLAB AT EDGES

HORIZONTAL
P.T. 1X6,

BOTH SIDES

VERTICAL P.T. 1X6,
ALTERNATE SIDES FOR

VENTILATION

3X6 P.T. TOP RAIL,
DOUBLE SLOPED TOP

3X8 P.T. NEWEL
CAP ON 6X6 POST
(SLOPED ON ALL

4 SIDES) 5 1
2" 1"1"

3 4
"

13 4
"

FRONT SIDE

SIMPSON CONCEALED POST TIE

HORIZONTAL
P.T. 1X6,

BOTH SIDES

1"
11 2

"

P.T. 2X4
FRAME

HORIZONTAL P.T. 2X4 AS
NEEDED FOR STABILITY

1X4 T&G SOFFIT

EXTERIOR ROOF SHEATHING

METAL DRIP EDGE

P.T. 2X6

METAL ROOF
OVER ICE AND WATER SHIELD

2X6 FRAMING,
SEE STRUCTURAL

HURRICANE CLIP AT
EA. RAFTER, TYP.

LAG BOLT
PLUG WITH
LIKE WOOD

(2) 2X
 BLOCKING

IN WALL

4X6 SUPPORT

SIDING PER
ELEVATIONS

LAG BOLT
COUNTERSINK

P.T. 6 X 6 BEAM

2
"

3
1 2
"

2
"

2
'-6

1 2
"

5 1
2"

45°

COUNTER FLASHING
OVER P.T. LEDGER

P.T. 6 X 6

4

12

3'-0"

COUNTER FLASHING
UNDER ROOF

THROUGH WALL FLASHING
OVER NAILER STRIP

5
4X TRIM OVER

BLOCKING

2
"

3
1 2
"

2
"

2
'-6

1 2
"

3 1
2"2"

5 1
2 "

5
1 2
"

5
1 2
"

3
'-2

"

FRONT ELEVATION

P.T. 6 X 6

1'-4"

1X4 TRIM

SIDING REF  ELEVATAIONS

1/2" SHEATHING

5/4X TRIM

FULL MEMBER TO FACE

BITUMEN SPLINE ON SHEATHING -

MOISTURE BARRIER

EXTEND 12" EACH DIRECTION

5 1
2"

THERMAL INSULATION

1/2" GYP. BOARD

5
1 2
"

1 1/2" = 1'-0"

PORCH DETAIL

24

SERVICE YARD DETAIL

1 1/2" = 1'-0"

A401

DETAILS

1 1/2" = 1'-0"

RAKE DETAIL

1

1 1/2" = 1'-0"

BRACKET DETAIL

3

© 2020 PEARCE SCOTT ARCHITECTS

PEARCE

SCOTT

ARCHITECTS

6 STATE OF MIND ST

SUITE 200

BLUFFTON, SC 29910

843.837.5700

N
E

W
 
C

A
R

R
I
A

G
E

 
H

O
U

S
E

 
F

O
R

:

J
E

F
F

 
&

 
A

S
H

L
E

Y
 
F

E
A

S
T

E
R

2
1
 
W

H
A

R
F

 
S

T
R

E
E

T

H
I
S

T
O

R
I
C

 
D

I
S

T
R

I
C

T

B
L

U
F

F
T

O
N

,
 
S

C
 
2

9
9

1
0

D
E

S
C

R
I
P

T
I
O

N
 
/
 
R

E
V

I
S

I
O

N
 
L
O

G
N

O
.

I
N

I
T

I
A

L
D

A
T

E

PROJECT NO. 2023

DATE 07.01.20

DRAWN BY AJD

CHECKED BY AWB

SHEET NO.

DO NOT SCALE FROM DRAWINGS

N
O

T
 
F

O
R

 
C

O
N

S
T

R
U

C
T

I
O

N

24X36 PAPER SIZE

P
R

E
 
A

P
P

L
I
C

A
T

I
O

N
 
R

E
Q

U
E

S
T

A
J
D

0
4
.
1
0
.
2
0

H
P

C
 
C

O
N

C
E

P
T

U
A

L
 
S

U
B

M
I
T

T
A

L
A

J
D

0
5
.
2
0
.
2
0

H
P

C
 
F

I
N

A
L
 
S

U
B

M
I
T

T
A

L
A

J
D

0
7
.
0
1
.
2
0

1 1/2" = 1'-0"

CORNER BOARD DETAIL

5

ATTACHMENT 4



1 2 3 4

STEP STEP STEP STEP

MOISTURE BARRIER

MOISTURE BARRIER PEELED
UP WITH 45 DEGREE
SEAMS AT OPENING

S.A.F. OVER
MOISTURE BARRIER UNDER

NAILING FLANGE
(LEAVING FLANGE EXPOSED)

WRAP MOISTURE BARRIER
OVER TOP NAILING METAL FLASHING S.A.F. OVER

SEAMS OF MOISTURE
BARRIER AT TOP FLANGE

S.A.F. OVER NAILING
FLANGES AT JAMBS,

LAP OVER S.A.F. AT SILL

S.A.F. OVER
MOISTURE BARRIER

AT JAMBS

OPTIONAL SILL PAN W/ END DAMS,
SET IN CONTINUOUS BEAD OF SEALANT, SEE

WINDOW MANUFACTURER SPECIFICATIONS NOTE: DETAILS SIMILAR @ DOOR HEAD AND JAMBS

CONTINUOUS BEAD OF SEALANT
BEHIND FLANGE AT HEAD

AND JAMBS

S.A.F. OVER NAILING
FLANGE AT HEAD,

LAP OVER S.A.F. AT JAMBS
METAL FLASHING OVER
S.A.F., SEALED AT TOP

W/ ADD. PIECE OF S.A.F.

2X STUD WALL @ 16" O.C.
W/ THERMAL INSULATION

INTERIOR WALL FINISH

HEADER,  SEE
STRUCTURAL

MATCH EXISTING MAIN
HOUSE CASING P.T. SHIM W/ THERMAL

INSULATION BETWEEN
SHIMS

JAMB CASING BEYOND

SIDING - REF.
ELEVATIONS

WINDOW/DOOR

EXTERIOR INTERIOR

WOOD CASING,
TBD BY OWNER

EXTERIOR SHEATHING

MOISTURE BARRIER OVER
NAILING FLANGE (WHERE

APPLICABLE)

METAL CAP FLASHING,
SEAL FLASHING @ TOP W/ S.A.F.

2X SILL PLATE

2X6 STUD WALL @ 16" O.C.
W/ THERMAL INSULATION

INTERIOR FINISH MATERIAL

BLOCKING

EXTERIOR INTERIOR

EXTERIOR SHEATHING

BACKER ROD AND SEALANT

WINDOW

EXTERIOR INTERIOR

SIDING - REF. ELEVATIONS

OPTIONAL SILL PAN, SEE
MANUFACTURER'S SPECIFICATIONS

SILL TRIM TBD BY OWNER

MATCH EXISTING MAIN
HOUSE CASING

SLAB, SEE STRUCTURAL

EXTERIORINTERIOR

PORCHGARAGE

CONCRETE SILL

METAL PAN FLASHING W/ END DAMS
SET IN CONT. BED OF SEALANT

INTERIOR

EXTERIOR

3 1
2"

WINDOW/DOOR
WOOD SILL BELOW

SILL BELOW

P.T. SHIM W/ THERMAL INSULATION
B/W SHIMS

BACKER ROD AND SEALANT

MOISTURE BARRIER

EXTERIOR SHEATHING

SIDING - REF. ELEVATIONS

INTERIOR FINISH MATERIAL
1X CASING

2X STUD WALL @ 16" O.C.
W/ THERMAL INSULATION

5/4X4 TRIM

WITH SHUTTER

SHUTTER
DOG

OPERABLE WOOD
SHUTTER MATCH
EXISTING MAIN HOUSE

WITHOUT SHUTTER

WOOD SILL,
MATCH EXISTING

MAIN HOUSE

WOOD CASING,
MATCH EXISTING

MAIN HOUSE

VINYL WINDOW,
MATCH EXISTING

MAIN HOUSE

FINISHED FLOORING

DOOR,  SEE SCHEDULE

FLOOR FRAMING,
SEE STRUCTURAL

SUBFLOOR

2 1
2"

PORCH FLOORING

P.T. WOOD THRESHOLD

PORCH FRAMING,
SEE STRUCTURAL

METAL PAN FLASHING W/
END DAMS SET IN CONT.
BED OF SEALANT

EXTERIORINTERIOR

13 4
"

WINDOW  &

DOOR

DETAILS

A501
1/4" = 1'-0"

INSTALLATION DIAGRAM

2

1

3" = 1'-0"

WINDOW / DOOR HEAD, TYP.

NOTE: WINDOW / DOOR DETAILS BY WINDOSOR LEGEND SERIES.

SEE INSTALLATION DIAGRAM AND MANUFACTURER'S INSTALLATION

INSTRUCTIONS FOR FLASHING AND WATERPROOFING.

3" = 1'-0"

WINDOW SILL, TYP.

3

3" = 1'-0"

DOOR SILL @ SLAB

5

3" = 1'-0"

JAMB DETAIL, TYP.

4

1" = 1'-0"

SHUTTER DETAIL

7
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CALL BEFORE YOU DIG:

      1-888-721-7877

  WWW.SC1PUPS.ORG

FLAT-BOTTOM TRENCH DETAIL
V-SHAPED TRENCH DETAIL

SILT FENCE INSTALLATION

South Carolina Department of

Health and Environmental Control

South Carolina Department of

Health and Environmental Control

South Carolina Department of

Health and Environmental Control

EXISTING DRAINAGE CONDITIONS:

THE PROPERTY CURRENTLY IS A FLAT

SITE AND DOES NOT SHOW SIGNS OF

STANDING WATER OVER 24 HOURS.

DRAINAGE FOR PROPERTY FLOWS FROM

THE  REAR OF THE PROPERTY TO  THE

FRONT AND TO THE STORM DRAIN INLET

IN THE ROW.  THE INTENT OF THIS

ADDITION IS TO MAINTAIN THE EXISTING

DRAINAGE CONDITION.

TOTAL PAVEMENT REMOVAL IS 452 SF.

THE ADDITIONAL PERVIOUS PARKING/

PULL OUT AREA  PLANNED, AND DRIVE

HAS A TOTAL OF 778 SF OF AREA.

ALL STORM WATER DRAINAGE TO REMAIN ON SITE AND SHALL NOT AFFECT 

NEIGHBORING PROPERTIES.

SITE GRADING PLAN NOTES:

1. VERIFY ALL BUILDING SETBACKS, BUFFERS AND LOT LINES PRIOR TO

CONSTRUCTION. NO OFFSITE CONSTRUCTION IS PROPOSED.

2. CONSTRUCT  DRIVEWAY AND SIDEWALKS TO ALLOW FOR DRAINAGE FLOW

CONSISTENT WITH EXISTING DRAINAGE CONDITIONS.

3. ALL SITE IMPROVEMENTS TO COMPLY WITH APPLICABLE CITY OF BEAUFORT AND

COMMUNITY REQUIREMENTS.

4. CONTRACTOR TO VERIFY SITE UTILITY AND STORM-WATER REQUIREMENTS AND

ENSURE PROPOSED DRAINAGE COMPLIES WITH ANY PERMIT CONDITIONS. ALL

CONSTRUCTION BMP's AND ANY APPLICABLE SCDHEC-OCRM PERMITTING IS

ASSUMED TO BE HANDLED BY THE OWNER/CONTRACTOR DIRECTLY.

5. TREE PROTECTION REQUIRED ON ALL TREES TO BE MAINTAINED.

        SEE DETAIL ON THIS PAGE.  EXISTING TREES HAVE BEEN APPROVED FOR GENERAL

MAINTENANCE PRUNING FOR THE HEALTH OF THE TREES.

7.     EXISTING STRUCTURE FFE IS AT 27.1'.  GARAGE PROPOSED FFE 24.5'.

8.    ALL STORM WATER DRAINAGE TO REMAIN ON SITE AND SHALL NOT AFFECT 

NEIGHBORING PROPERTIES.

9.   SILT FENCING SHALL BE INSTALLED IF CONSTRUCTION OF DRIVE EXCEEDS A 48 HOUR

PERIOD.

10.    PLAN PREPARED USING THE FOLLOWING REFERENCES:

(A) M Brock Designs LLC-  SITE PLAN, Grading Plan, Landscape Plan

          (B) T-Square Surveying inc. - Surveying

 & Drainage Plan

SCALE: NTS

CONCRETE SLAB TYPICAL DETAIL
D1

MBD

SLOPE DN

TERRAIN

FINISHED

GRADE

SLAB ON

COMPACTED FILL

Proposed Driveway
Location To Be
Installed At Existing
6" Sidewalk

Proposed 6" Concrete Driveway
Apron From Edge Of Pavement
To existing Sidewalk And From
Sidewalk To Property Line

Existing Drive To Be Removed

Proposed Silt Fence
(TYP) See Detail

1
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Proposed Driveway
Location At Existing
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Sidewalk Section

Type "F" Inlet Tube
Protection During
Construction

Driveway Taper Transitions
To Match Existing Drives
Along Wharf St.
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PLANTING: 1. MATERIAL LIST WAS PREPARED FOR ESTIMATING PURPOSES.  CONTRACTOR SHALL MAKE OWN QUANTITY TAKE-OFF USING DRAWINGS AND SPECIFICATION, REPORTING PROMPTLY ANY DISCREPANCIES WHICH MAY EFFECT BIDDING. 2. ROOT TYPES MAY BE FREELY SUBSTITUTED IN CASE OF BALLED AND BURLAPPED OR CONTAINER GROWN, ALL OTHER    SPECIFICATIONS TO SPECIFICATIONS TO REMAIN UNCHAINED. 3. CONTRACTOR TO VERIFY THAT ALL PLANT MATERIALS ARE AVAILABLE AS SPECIFIED WHEN PROPOSAL IS SUBMITTED. 4. SEE TREE, SHRUB, AND GROUNDCOVER PLANTING DETAILS AND SPECIAL PROVISIONS FOR PLANTING SPECIFICATIONS. 5. SOIL SHALL BE AMENDED BY CONTRACTOR AS INDICATED BY SOIL TEST TO ACHIEVE PROPER SOIL CONDITION. 6. CONTRACTOR SHALL STAKE OUT ALL SHRUB BED LINES, TREE LOCATIONS, AND SHRUB GROUPINGS FOR APPROVAL BY OWNER'S REPRESENTATIVE BEFORE BEGINNING PLANTING OPERATIONS. 7. ALL PLANT BEDS TO RECEIVE 3" DEEP BROWN COLORED HARDWOOD MULCH. 8. CONTRACTOR TO MAINTAIN THE PLANTINGS AND CONTROL WEEDS IN MULCH AREAS THROUGH THE DURATION OF CONSTRUCTION UNTIL FINAL ACCEPTANCE. 9. ALL PLANT BEDS AND AREAS TO RECEIVE 100% IRRIGATION COVERAGE. 10. IN THE PLANT SCHEDULE, PLANTS NOTED AS 'SPECIMEN' SHALL BE SELECTED BY THE OWNER'S REPRESENTATIVE AT THE NURSERY OR PHOTOS OF THE PLANTING STOCK SHALL BE SUBMITTED TO THE OWNER'S REPRESENTATIVE FOR APPROVAL. 11. PRE-EMERGENT HERBICIDE SHALL BE APPLIED TO PLANTING AREAS PRIOR TO LANDSCAPE INSTALLATION AND ACCORDING TO MANUFACTURER'S INSTRUCTIONS.  12. PLANT BE SHALL BE TESTED FOR Ph AND AMENDED PRIOR TO INSTALLATION. 13. CONTRACTOR TO VERIFY UTILITY LOCATIONS BY REQUESTING "NO CUTS" 72 HOURS BEFORE INSTALLATION. 14 CONTRACTOR TO VERIFY ELECTRICAL CONDUIT FOR WATER FEATURE PLACEMENT. IRRIGATION: THE IRRIGATION SYSTEM WILL CONFORM TO THE FOLLOWING STANDARDS: 1. PROVIDED 100% COVERAGE OF PLANT BEDS, GRASS ARES AND BUFFERS.  IRRIGATION SYSTEM TO MEET ALL LOCAL AND NATIONAL PLUMBING AND ELECTRICAL CODES. 2. PROVIDE ELECTRIC AUTOMATIC TIMER CONTROL. COORDINATE LOCATION OF CONTROLLER WITH OWNER. 3. PROVIDE BEAUFORT COUNTY APPROVED RPZ PER BJWSA SPECIFICATIONS AND 1  " METER SERVICE FOR IRRIGATION SYSTEM. 12" METER SERVICE FOR IRRIGATION SYSTEM. 4. INCORPORATE ZONES THAT SEPARATE GRASS AREAS FROM PLANT BEDS. 5. AVOID SPRAYING ROADS, PARKING AND WALKS. 6.UTILIZE SWING-JOINTS AND/OR FLEX-RISERS ON ALL HEADS NEXT TO ROADS, PARKING AND WALKS. 7. CONTRACTOR WILL PROVIDE 3 SETS OF AS-BUILT IRRIGATION DRAWINGS AFTER CONSTRUCTION IS COMPLETE AND APPROVED BY THE OWNER. 8. CONTRACTOR TO COORDINATE WITH GC AND OWNER, PRIOR TO HARDSCAPE MATERIAL INSTALLATION, INSTALLING CONDUIT FOR IRRIGATION AND LIGHTING. 9.  CONTRACTOR TO ADD ADDITIONAL WATER SOURCES AT ASSISTED LIVING COURTYARD FOR WATER FOUNTAIN AND DOG PARK ENTRANCE FOR WATERING SYSTEM. DRAINAGE: SEE SCDOT PLAN FOR DRAINAGE OF PROPOSED CARRIAGE HOUSE. GUARANTEE: THE CONTRACTOR SHALL GUARANTEE ALL WORKMANSHIP AND PLANT MATERIAL TO BE FREE OF DEFECTS FOR A PERIOD OF ONE (1) YEAR FROM FINAL ACCEPTANCE     OF THE PROJECT.  CONTRACTOR SHALL REPLACE ANY PLANT MATERIAL FOUND TO BE DEFECTIVE WITHIN THE PERIOD OF GUARANTEE AT NO COST TO THE OWNER, EXCEPT REPAIRS OR REPLACEMENT NECESSITATED BY DAMAGE BY OTHERS OR DIEBACK DUE TO INSUFFICIENT  IRRIGATION/WATERING SCHEDULE.
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PLAN REVIEW COMMENTS FOR COFA-05-20-014242
Town of Bluffton

Department of Growth Management

20 Bridge Street   P.O. Box 386   Bluffton, South Carolina 29910

Telephone 843-706-4522

OLD TOWN

Plan Type: Apply Date:

Plan Status: Plan Address: 21 Wharf St
BLUFFTON, SC  29910

Historic District

Active

05/21/2020

Plan PIN #:Case Manager: R610 039 00A 0152 0000Katie Peterson

Plan Description: A request by Pearce Scott Architects, on behalf of the owner, Ashley Feaster,  for review of a Certificate of 
Appropriateness to allow the construction of a new 2-story Carriage House structure of approximately 1,150 
SF located at 21 Wharf Street and Neighborhood General – HD.  
STATUS 5-21-2020: The Application is being reviewed by Staff and the HPRC for compliance with the 
standards found in the Unified Development Ordinance and will be placed on the June 15th meeting of the 
HPRC.

 Staff Review (HD)

 Submission #: 1  Recieved: 06/10/2020 Completed: 06/12/2020

Reviewing Dept. Complete Date StatusReviewer

Approved with Conditions06/12/2020Beaufort Jasper Water and Sewer 
Review

James Clardy

Comments:

1. No comments provided.

Approved with Conditions06/12/2020HPRC Review Katie Peterson

Comments:

1.  Provide Book and Page where the Exempt Plat was recorded with Beaufort County to abandon the lot line. (UDO 3.12)
2. As the project moves toward Final submittal, provide a landscape plan noting foundation plantings and street trees, typical 
window detail, a railing detail, a corner board detail, shutter detail including shutterdog profile, and a section through the exterior wall 
and eave as not enough information was provided in submittal to review these items for conformance with the UDO. (Applications 
Manual)

Approved with Conditions06/12/2020Transportation Department Review 
- HD

Kevin Icard

Comments:

1.  When the existing driveway is removed, any damage to the sidewalk will need to be repaired.
2. The location of the new driveway appears to be at a low spot and close to an existing drain inlet. Provide additional information to 
ensure that the final grade of the driveway will not imped the flow of water along Wharf Street.

Approved06/12/2020Addressing Review Nick Walton

Comments:

1.No Comment.

Approved06/12/2020Growth Management Dept Review 
(HD)

Katie Peterson

Approved06/12/2020Watershed Management Review William Baugher

Comments:

1. Small Construction Activities, The Town will require a Stormwater Affidavit with a SC DHEC NOI form D-0341 and 
implementation of the Construction Site BMPs found in Chapter 9 of the Stormwater Design Manual and the SCDHEC Erosion and 
Sediment Reduction standards and other Stormwater Management regulations, where applicable before Building Permits will be 
issued.

06/12/2020 Page 1 of 2
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MEMORANDUM 

TO: Historic Preservation Commission  

FROM: Katie Peterson, AICP, Senior Planner  

RE: Review of Amendment to COFA-04-18-011938 

DATE: 08/05/2020 

CC: Heather Colin, AICP, Director of Growth Management  

 Kevin Icard, AICP, Planning & Community Development Manager 

 Charlotte Moore, AICP, Principal Planner 

BACKGROUND.  On December 5, 2018, the Town of Bluffton Historic 
Preservation Commission approved the construction of a two and a half-story 
mixed-use building of approximately 4,880 SF on the property located at 16 
Church Street, in the Old Town Bluffton Historic District, and zoned 
Neighborhood Center-HD (COFA-04-18-011938) with the following 
conditions: 

  
1. Per Section 5.15.5.F.6. of the UDO, the HPC determined that the 

proposed placement, which exceeds the allowed front build-to, is 
an appropriate purpose for an exception to be granted due to the 
existing power lines and recommends that it be approved by the 
UDO Administrator. 
 

2. Per Section 5.15.6.E.3.a. of the UDO, the depth of the colonnade 
along the front of the building must be increased to a minimum of 8 
feet.  
 

3. Per Section 5.15.6.H. of the UDO and the Applications Manual, 
provide an architectural detail of the railing and balustrade to 
ensure that the design meets the standards set forth in the UDO.  
 

4. Per Section 5.15.6.F.2.c. of the UDO, the three A/C compressors 
and utilities, meters and service apparatus proposed on the 
Boundary St. side of the building must be relocated to the side yard 
not facing the street. 
 

5. Per Sections 5.15.6.A and 5.15.5.F.4.c. of the UDO, shutters should 
be added to all windows that will accept them or removed from all 
windows for consistency.  
 

6. Per Section 3.6 of the UDO, all DRC and Planning Commission 
comments and conditions must be satisfied, and the Final 
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Development Plan approved prior to the issuance of a Certificate of 
Appropriateness. 
 

7. A massing study to revise the scale of the structure shall be 
provided for the Historic Preservation Review Committee (HPRC) to 
review. 

 
The Applicant submitted updated information to address the conditions and 
the updated plans were approved February 18, 2019.   
 
The Applicant is now requesting an amendment to the plans to include the 
following: 
 

1. Add additional 4 feet of unconditioned storage to the rear of the half 
story. 

2. Add 6 and a half feet in width to the dormer on the front elevation 
 
As stated in the UDO, proposed changes may be approved by the UDO 
Administrator if the proposed revision complies with the standards of this 
Ordinance and does not substantially alter the basic design approved by the 
Historic Preservation Commission.   
 
As a mass and scale study of the structure was a condition of the original 
approval, Staff is requesting a determination from the HPC on the 
appropriateness of the increased size of the dormer and added unheated 
space in the attic off the half story.  Town Staff is prepared to amend the 
approval and issue the amendment with concurrence by the HPC.  Otherwise, 
a new, separate application must be submitted by the Applicant.  
 
ATTACHMENTS: 

1. Location Map 
2. Zoning Map 
3. Applicant Narrative 
4. Previously Approved Plans 
5. Proposed Plans 
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1 HR RATED RIGHT SIDE WALL  SECTION
SCALE: 1"=1'-0"

A
A7

2 6

2 6

2 6

2 6

2 6

2 6

2 6

2 6

HURRICANE CLIPS & STRAPS @

EACH RAFTER OPTIONS - SIMPSON

MTS 20, H10 OR (2) H2.5A

METAL DRIP

4" COVE MOULD

1X10 FASCIA BOARD

2X4'S @ 16" O.C. WITH HARDISOFFIT

20"

OVERHANG

2 6

2 6

2

10

2

8

2

4

2

8

2X6'S @ 16" O.C. STUD WALL WITH 5 

1

2

" THICK

MINERAL WOOL INSULATION (R-13 VALUE MINIMUM)

2X8 CORNICE BOARD

2X6'S @ 16" O.C. STUD WALL

WITH R-13 VALUE INSULATIONS

(MINIMUM)

HARDIE LAP SIDING OVER HOUSEWRAP

OVER 1/2" CDX SHEATHING, 2X6 BLOCKING

@ PLYWOOD SEAMS.  FULL 48" @ TOP &

BOTTOM

2X12 BAND

FLASHING @

DRIPCAP/THRESHOLD

2X12 BAND

CONCRETE FOOTING WITH (4)

#5'S REBAR EA. WAY

2X6'S @ 16" O.C. STUD WALL WITH

5 1/2"  THICK MINERAL WOOL

INSULATION (R-13 VALUE MINIMUM)

CONTINOUS TIE-DOWN FROM SLAB

EMBEDMENT TO TOP PLATE @ ALL

CORNERS, OPENINGS & 6'-0" O.C.

5V CRIMP OR STANDING SEAM

METAL ROOF OVER 30# FELT

OVER 1/2" CDX PLYWOOD OVER

2X8'S @ 16" O.C. RAFTERS

12

5

WOOD FLOOR FINISH OVER

3/4" TONGUE AND GROOVE

SUBFLOOR OVER 24" OPEN

WEB TRUSS

5/8" TYPE "X" SHEETROCK @

CEILING

5/8" TYPE "X" SHEETROCK @

WALLS

5/8" TYPE "X" SHEETROCK

@WALLS

DOUBLE LAYER 5/8" TYPE "X"

SHEETROCK CEILING

4" CONCRETE SLAB WITH 6X6

W1.4XW1.4 WWF OVER 6 MIL

VAPOR BARRIER, DOUBLE 3'

@ EDGE

16"

2
0

"

6
"

9
'
-
1

0
"

2
'
-
0

3 4

"

9
'
-
0

"
1

2
 
5

/
8

"

TOP OF SLAB

GRADE

BOTTOM OF OPEN WEB TRUSS

TOP OF 2ND SUBFLOOR

TOP OF PLATE / BOTTOM OF T.J.I.S

TOP OF 3RD SUBFLOOR

3/4" TONGUE AND GROOVE

SUBFLOOR OVER 12 5/8" T.J.I.S

6/24/19

OCCUPANCY R

OCCUPANCY R

OCCUPANCY M OR B

R-30 INSULATION

DOUBLE LAYER 5/8" TYPE "X"

SHEETROCK

DOUBLE LAYER 5/8" TYPE "X" SHEETROCK

HARDIE LAP SIDING OVER HOUSEWRAP OVER SHEATHING.  SEE

D/C2 & E/C2 AND STRUCTURAL DRAWINGS FOR SHEAR AND

SHEATHING SPECIFICATIONS

HARDIE LAP SIDING OVER HOUSEWRAP OVER

SHEATHING.  SEE D/C2 & E/C2 AND STRUCTURAL

DRAWINGS FOR SHEAR AND SHEATHING

SPECIFICATIONS

2X6 BLOCKING @ PLYWOOD SEAMS.  FULL 48" @ TOP &

BOTTOM

DORMER CHANGE:

6/15/20
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WINDOW SCHEDULE

WINDOW WIDTH & HEIGHT

STYLE REMARKS

A 3'-0" X 6'-0"

DOUBLE HUNG

B 5'-0" X 6'-0"

FIXED

ALL WINDOWS ARE ALUMINUM CLAD EXTERIOR / WOOD INTERIOR.

ALL GLASS TO BE IMPACT RESISTANT.

DP RATINGS ARE 35 IF MORE THAN 4' FROM CORNER & 45 IF WITHIN 4' FROM CORNER

7/8" MUNTIN WIDTH AND SIMULATED DIVIDED LITE.

LITES

2/2

6

C 3'-0" X 5'-0"

DOUBLE HUNG 2/2

D 2'-4" X 3'-8"

DOUBLEHUNG 2/2

4

E 2'-6" X 4'-0"

CASEMENT

HARDIEPLANK HORIZONTAL

SIDING OVER HOUSEWRAP

OVER SHEATHING

SHEETROCK

TYPICAL CORNER PLAN DETAIL
SCALE: 1"=1'-0"

B
A8

62

62

2

6

2

6

2

6

2

6

2X6 @ 16" O.C. (OR 2X4

AS PER PLAN)

3

1 2

"

3

1

2

"

PEDIMENT WINDOW TRIM DETAIL
SCALE: 3"=1'-0"

A
A8

PEAL AND SEAL AROUND

OPENING

FLASHING

RAMS CROWN

AZEK SUBSILL

1"

V
A

R
I
E

S

5
/
8

"

SCALE: 1/2"=1'-0"
WINDOW CASING

5
"

1
1

"

RAMS CROWN

5/8" TRIM

1X4 TRIM

AZEK SUBSILL

6/24/19

DOOR # WIDTH & HEIGHT STYLE REMARKS

1 3'-0" X 8'-0" FULL GLASS OUTSWING, 1'-4"X8'-0" SIDELIGHT EA SIDE

DOOR SCHEDULE

2 3'-0" X 6'-8" HALF GLASS OUTSWING

3 3'-0"X 7'-0" FULL GLASS

4 3'-0"X 6'-8"

5 2'-6"X6'-8" COMPOSITE

ALL EXTERIOR DOORS TO BE METAL UNLESS OTHERWISE NOTED.

ALL INTERIOR DOORS TO BE 5 PANEL COMPOSITE MATERIAL, MDF PREFERRED, UNLESS

OTHERWISE NOTED.

ALL GLASS TO BE IMPACT RESISTANT.

FIRE RATED DOORS TO HAVE CLOSERS.

COMPOSITE

OUTSWING

LITES

6 3'-0"X 7'-0"

7 3'-0"X7'-0" COMPOSITE

COMPOSITE

8 2'-8"X7'-0" COMPOSITE

POCKET

9 2'-6"X7'-0" COMPOSITE

10 4'-0"X7'-0" COMPOSITE

DOUBLE

11 1'-6"X7'-0" COMPOSITE

12 2'-0"X7'-0" GLASS

EGRESS REQUIRED

14 5'-0"X7'-0" COMPOSITE

POCKET DOUBLE

4

FIRE RATED - 60 MINUTE

SHOWER

15 2'-6"X6'-8" LOUVER

OUTSWING

16 2'-4"X7'-0" COMPOSITE

POCKET

17 2'-6"X7'-0" COMPOSITE

POCKET

ROOM SCHEDULE

ROOM FLOOR WALL* CEILING BASE CASE CROWN

CORRIDOR WD SHEETROCK DOUBLE LAYER 5/8" TYPE "X" SHEETROCK 1X6 ALLIGATOR 1X6

CLOSET WD SHEETROCK ALLIGATOR

WOMEN'S HC RESTRM** TILE M.R.SHEETROCK ALLIGATOR

COMMERCIAL SPACE WD SHEETROCK ALLIGATOR

COMMERCIAL SPACE WOOD SHEETROCK ALLIGATOR

STAIR HALL WOOD SHEETROCK ALLIGATOR

GREAT ROOM WOOD SHEETROCK ALLIGATOR

DINING ROOM WOOD SHEETROCK ALLIGATOR

KITCHEN WOOD ALLIGATOR

DEN

WOOD N/A

FOYER WOOD SHEETROCK ALLIGATOR

1X6

4' TILE MIN. HEIGHT**

1X6

1X6

1X6

1X6

1X6

1X6

1X6

SHEETROCK

BEDROOM WOOD M.R.SHEETROCK ALLIGATOR

WIC WOOD SHEETROCK ALLIGATOR

ALLIGATOR

1X6

1X6

1X6

SHEETROCK

BATH

TILE

HALL WOOD SHEETROCK ALLIGATOR

LAUNDRY WOOD SHEETROCK ALLIGATOR

PANTRY WOOD ALLIGATOR

1X6

1X6

1X6

SHEETROCK

STAIR HALL WOOD SHEETROCK ALLIGATOR

LIVING WOOD

M.R. SHEETROCK

ALLIGATOR

DINING

WOOD

1X6

1X6

SHEETROCK

SLEEPING WOOD SHEETROCK SMOOTH SHEETROCK ALLIGATOR

KITCHEN WOOD SHEETROCK SMOOTH SHEETROCK ALLIGATOR

ALLIGATOR

1X6

1X6

1X6

SHEETROCK

BATH

TILE

WIC WOOD SHEETROCK SMOOTH SHEETROCK ALLIGATOR

UNHEATED MECHANICAL - SHEETROCK SMOOTH SHEETROCK ALLIGATOR

1X6

1X6

F
I
R

S
T

 
F

L
O

O
R

S
E

C
O

N
D

 
F

L
O

O
R

T
H

I
R

D
 
F

L
O

O
R

1X6

1X6

1X6

1X6

1X6

1X6

1X6

1X6

1X6

1X6

1X6

1X6

1X6

1X6

1X6

1X6

1X6

1X6

1X6

1X6

1X6

1X6

1X6

1X6

ALLIGATOR

ALLIGATOR

DOUBLE LAYER 5/8" TYPE "X" SHEETROCK

DOUBLE LAYER 5/8" TYPE "X" SHEETROCK

DOUBLE LAYER 5/8" TYPE "X" SHEETROCK

DOUBLE LAYER 5/8" TYPE "X" SHEETROCK

DOUBLE LAYER 5/8" TYPE "X" SHEETROCK

* - 5/8" TYPE "X" SHEETROCK ON SIDE EXTERIOR WALLS AS PER PLAN

SHEETROCK

5/8" TYPE "X" SHEETROCK

5/8" TYPE "X" SHEETROCK

5/8" TYPE "X" SHEETROCK

5/8" TYPE "X" SHEETROCK

5/8" TYPE "X" SHEETROCK

5/8" TYPE "X" SHEETROCK

5/8" TYPE "X" SHEETROCK

M.R.5/8" TYPE "X" SHEETROCK

5/8" TYPE "X" SHEETROCK

5/8" TYPE "X" SHEETROCK

5/8" TYPE "X" SHEETROCK

SMOOTH SHEETROCK

SMOOTH SHEETROCK

SMOOTH SHEETROCK

1X6

SHEETROCK

MEN'S HC RESTRM** ALLIGATOR 1X6DOUBLE LAYER 5/8" TYPE "X" SHEETROCK

CLOSET WOOD SHEETROCK ALLIGATOR1X6 1X6DOUBLE LAYER 5/8" TYPE "X" SHEETROCK

TILE M.R.SHEETROCK 4' TILE MIN. HEIGHT**

** - FINISHES TO BE COMPLIANT WITH SECTION 1210.2.1 AND 1210.2.2

DORMER CHANGE:

6/15/20
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29 Lawton Street – Certificate of Appropriateness  Historic Preservation Commission 

HISTORIC PRESERVATION 
COMMISSION 

STAFF REPORT 
Department of Growth Management 
 

 

MEETING DATE: August 5, 2020 

PROJECT: 29 Lawton Street – New Construction  

APPLICANT: Keith and Mary Koobs  

PROJECT MANAGER: Katie Peterson, AICP, Senior Planner 

 
APPLICATION REQUEST:  The Applicants, Keith and Mary Koobs requests that the 
Historic Preservation Commission approve the following application: 
 

1. COFA-06-20-014321.  A Certificate of Appropriateness to allow for the 
construction of a new 1-story single-family residential structure of 
approximately 1,415 SF located at 29 Lawton Street in the Old Town Bluffton 
Historic District, and zoned Neighborhood General-HD. 

 
INTRODUCTION:  The Applicant is proposing the construction of a single-family 
residence located at 29 Lawton Street Old Town Bluffton Historic District.  The 
proposed building, of approximately 1,415 SF meets the spatial and placement 
requirements of the Additional Building Type in accordance with the allowable 
building types for the Neighborhood General-HD zoning district.  In June of 2019, a 
house and Carriage House were reviewed and approved by the HPC.  The Carriage 
House has been completed.  The changes to the primary structure proposed in this 
request substantially differed from the original approval and is therefore being 
sought as a new approval.  
  
The one-story structure features a cross gable roof with a full-length front porch 
under a shed roof.  The proposed building reflects the vernacular characteristics of 
Bluffton by integrating a variety of typical architectural forms and features such a 
full-length front porch, open rafter tails, and multiple roof types.   Additional 
materials that are in keeping with the vernacular of Bluffton are the use of corner 
boards, columns with capitals and bases, metal roofs and a pier porch with hog 
fence infill.  
 
This project was presented to the Historic Preservation Review Committee for 
conceptual review at the June 29, 2020 meeting and comments were provided to 
the Applicant (See Attachment 4).   
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HISTORIC PRESERVATION COMMISSION ACTIONS:  As granted by the powers and 
duties set forth in Section 2.2.6.E.2, the Historic Preservation Commission has the 
authority to take the following actions with respect to this application: 
 

1. Approve the application as submitted by the Applicant; 
2. Approve the application with conditions; or 
3. Deny the application as submitted by the Applicant. 

 
It is important to note that the intent of Section 5.15 Old Town Bluffton Historic 
District of the UDO is that the Section be user friendly and informative to the 
residents and the members of HPC and is not intended to discourage creativity or 
force the replication of historic models.  Rather, it is to set forth a framework in 
which the diversity that has always characterized Bluffton can continue to grow.  
The Section also defines guidelines for design and materials similar to that used on 
structures within the Old Town, and it is the charge of the HPC to assess the 
interpretation of these guidelines as they pertain to applications using the 
established review criteria. 
 
REVIEW CRITERIA & ANALYSIS:  Town Staff and the Historic Preservation 
Commission are required to consider the criteria set forth in Section 3.18.3 of the 
Unified Development Ordinance in assessing an application for a Certificate of 
Appropriateness – Historic District (HD).  The applicable criteria are provided below 
followed by Staff Finding(s) based upon review of the application submittals to 
date. 
 

1. Section 3.18.3.B.  Consistency with the principles set forth in the Old Town 
Master Plan.  

 
a. Finding.  The application is consistent with the principles set forth in the 

Old Town Master Plan.  The Master Plan states that, “The built 
environment, in particular the historic structures scattered throughout Old 
Town, should be protected and enhanced.  While it is of great importance 
to save and restore historic structures, it is just as important to add to the 
built environment in a way that makes Old Town more complete.”   

 
The building has been designed to be sympathetic to the architectural 
character of the neighboring historic structures, so its addition will both 
protect the integrity of the existing historic structures and enhance the 
neighborhood by adding architectural variety. 
 

b. Finding.  The Old Town Master Plan initiatives also included the adoption 
of a form-based code that included architectural standards for structures 
located within the Old Town Bluffton Historic District.  These standards 
are included in Article 5 of the Unified Development Ordinance.  The new 
construction proposed as part of this request will be in conformance with 
those standards if the conditions noted in item 2 of this Section are met. 
 

c. Finding.  The Old Town Master Plan initiatives also promote preservation 
and protection of the legacy of the Old Town Bluffton Historic District 
through additions to the built environment which make Old Town more 



August 5, 2020 Page 3 

 

 

29 Lawton Street – Certificate of Appropriateness  Historic Preservation Commission 

complete.  The addition of the proposed structure adds to the district as 
well as helps provide completeness to the neighborhood and overall 
district.  
 

2. Section 3.18.3.C.  The application must be in conformance with applicable 
provisions provided in Article 5, Design Standards. 

 
a. Finding.  Town Staff finds that the design of the primary structure falls 

within the category of the Additional Building Type as allowed in the 
Neighborhood General Historic District per Section 5.15.5.C.   

 
b. Finding.  Town Staff finds that if the conditions noted below are met, the 

proposed addition will be in conformance with applicable provisions 
provided in Article 5:   

 
1) Section 5.3.3.G. Maximum Replacement of Removed Trees.  The 

amount of trees required to be planted on-site in order to meet 
replacement of removed trees requirements shall be limited to the 
number of trees necessary to provide 75 percent lot coverage with 
tree canopy measured as the mature canopy, not including 
rooftops.   Additional information must be provided on the 
landscape plan showing the canopy will be met through rooftops, 
existing trees to remain and newly planted trees.  
 

2) Section 5.15.6.I. Windows and Doors.  The UDO states that 
window openings shall be rectangular, square, transom or sidelight 
and be oriented vertically. Section 5.15.6.A. notes that primary 
goal of this Section is authenticity. The standards encourage 
Bluffton vernacular architecture and construction which is 
straightforward and functional, and which draws its ornament and 
variety from the traditional assembly of genuine materials. The 
UDO Administrator, in this case, the HPC as the review authority, 
shall have authority to approve substitute materials for those 
listed as options under the Architectural Standards. The Applicant 
is requesting the HPC allow the use of a round window as a 
substitute material for those listed in the UDO. 
 

3) Section 5.15.6.M. and 5.15.5.F. Shutters and General Standards. 
Shutters, when used, must be operable and should be on all 
windows that can accept them.  The Applicant has proposed 
shutters on the front elevation but they are not on any other 
elevation. Shutters should be added to all windows that can accept 
them. Additionally, a detail showing their configuration and shutter 
dog must be provided for review.  

 
4) Section 5.15.6.N. Corners and Water Tables.  Water tables should 

be 2x stock with a bevel.  The water table detail does not specify 
the side of the material used for the water table.  Additional 
information must be provided for review.  
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3. Section 3.18.3.D.  The nature and character of the surrounding area and 

consistency of the structure with the harmony of the surrounding 
neighborhood. 

 
Finding.  Town Staff finds that nature and character of the new construction 
to be consistent and harmonious with that of the surrounding 
neighborhood.  The mass and scale of the structure is appropriate for its 
location and the architectural detailing is sensitive to the neighboring 
properties.   

 
4. Section 3.18.3.F.  The historic, architectural, and aesthetic features of the 

structure including the extent to which its alteration or removal would be 
detrimental to the public interest. 

 
Finding.  The Applicant seeks approval for the construction of a new structure 
in the Old Town Bluffton Historic District.  The proposed plans are 
sympathetic in design to the neighboring historic resources; therefore, the 
structures, as proposed, will have no adverse effect on the public interest. 

 
5. Section 3.18.3.H.  The application must comply with applicable requirements 

in the Applications Manual. 
 

Finding.  The application has been reviewed by Town Staff and has been 
determined to be incomplete.  The landscape plan provided shows foundation 
plantings and street trees; however, not enough information was provided to 
ensure the canopy coverage on the site meets the requirement of 75% as 
found in section 5.3.3.G. of the UDO. Additional information regarding the 
canopy coverage must be provided to ensure it meets this standard.  
 

 
STAFF RECOMMENDATION:  It is the charge of the HPC to assess and interpret the 
standards and guidelines set forth in the Unified Development Ordinance as they 
pertain to applications using the review criteria established in the UDO and to take 
appropriate action as granted by the powers and duties set forth in Section 
2.2.6.E.2.  Town Staff finds that with the conditions noted below the requirements 
of Section 3.18.3 of the Unified Development Ordinance have been met and 
recommends that the Historic Preservation Commission approve the application 
with the following conditions: 

 
1. Per Section 5.15.6.I. and 5.15.6.A. of the UDO, windows shall be 

rectangular, square, transom, or sidelight. The Applicant is requesting 
approve the use of a decorative circle window as a substitute material for 
those listed in the UDO.  

2. Per Sections 5.15.6.M. and 5.15.5.F. of the UDO, shutters should be removed 
or added to all windows that can accept them.  

3. Per Section 5.15.6.M. of the UDO, additional information on the configuration 
of the shutters and shutter dog profile must be provided to ensure they meet 
the requirements found in the UDO.  
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4. Per Section 5.15.6.N. of the UDO, a water table detail showing the material 
size must be provided to ensure it is a 2x stock.  

5. Per UDO Section 5.3.3.G. of the UDO, additional information must be 
provided on the canopy coverage for the lot to ensure it meets 75% canopy 
coverage.  

 
ATTACHMENTS: 

1. Location Map 
2. Zoning Map 
3. Site Plan & Elevations 
4. HPRC Report 
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PLAN REVIEW COMMENTS FOR COFA-06-20-014321
Town of Bluffton

Department of Growth Management

20 Bridge Street   P.O. Box 386   Bluffton, South Carolina 29910

Telephone 843-706-4522

Plan Type: Apply Date:

Plan Status: Plan Address: 29 Lawton St
BLUFFTON, SC  29910

Historic District

Active

06/18/2020

Plan PIN #:Case Manager: R610 039 00A 0278 0000Katie Peterson

Plan Description: : A request by Keith and Mary Koobs, for review of a Certificate of Appropriateness to allow the construction 
of a new 1-story single-family structure of approximately 1,415  SF located at 29 Lawton Street and zoned 
Neighborhood General – HD.

 Staff Review (HD)

 Submission #: 1  Recieved: 06/23/2020 Completed: 06/26/2020

Reviewing Dept. Complete Date StatusReviewer

Approved with Conditions06/26/2020Building Safety Review Richard Spruce

Comments:

23 Jun 20 - RAS
Elevations show FF at 36" above grade. There is no indication of the height of the porch above finished grade. If this exceeds 30" 
guardrails are required.

Approved with Conditions06/26/2020Growth Management Dept Review 
(HD)

Katie Peterson

Comments:

1. The application notes the exposed foundation wall to be finished in smooth stucco.  Exposed foundation walls (below the first floor 
elevation) may be stucco over block or concrete (sand-finished or steel trowel only).  Provide additional information on the finish of 
the foundation. (UDO 5.15.6.G.1.a.)
2. The application notes the foundation will be slab foundation and use a skirting detail.  Provide a detail showing the configuration 
of the hog board skirting along the foundation as not enough information was provided for review. (UDO Section 5.15.6.P.1.)
3. The height of the porch is not clear on the plans.  The porch height must be a minimum of 30" from grade to top of stairs.  At time 
of final submittal, ensure the porch height meets the minimum height. (UDO Section 5.15.6.E.5.)
4. The distance from the principal facade of the structure to the property line is 22 feet.  As an Additional Building type within the 
Neighborhood General-HD zoning district, the Front Build-to zone is 0'-20'.  As such, the structure must be moved forward to meet 
the maximum front setback. (UDO Section 5.15.5.C.)

Approved with Conditions06/26/2020HPRC Review Katie Peterson

Comments:

1. For the final application provide a landscape plan noting foundation plantings, street tree locations, and any landscaping 
proposed for buffering; as well provide architectural details of the railing and baluster, a typical window detail, corner board/pilaster 
trim detail and sections through the eave and wall depicting the material configuration and dimensions.  (Applications Manual)

Approved with Conditions06/26/2020Watershed Management Review William Baugher

Comments:
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1. Small Construction Activities, The Town will require a Stormwater Affidavit and implementation of the Construction Site BMPs 
found in Chapter 9 of the Stormwater Design Manual and the SCDHEC Erosion and Sediment Reduction standards and other 
Stormwater Management regulations, where applicable before Building Permits will be issued.
2. For single-family residential development lots, which are not part of a larger common plan of development, the person 
responsible for the land disturbing activity shall conform to the Residential Stormwater requirements as defined Stormwater Design 
manual 1.0.3. Submittal of a stormwater management plan is not required. Residential Stormwater requirements are as follows:
a. Temporary vegetative and structural stormwater management control measures shall be in place prior to land disturbance 
activity and shall conform to the requirements of the Stormwater Design Manual and the SCDHEC Erosion and Sediment Reduction 
and Stormwater Management regulations.
b. Permanent vegetative and structural stormwater management control measures shall be in place prior to receiving Certificate of 
Occupancy.  Runoff control measures and practices single-family residential development lots, which are not part of a larger 
common plan of development, shall include at a minimum:
i. Permeable pavement for driveways, patios and other impervious areas where suitable soils exist.  Excess runoff from 
permeable pavement areas should be routed to vegetated and/or landscaped areas prior to leaving the development.  
ii. Disconnection of roof drains and gutters vegetative areas for infiltration.
iii. Diversion of all runoff to vegetated

Approved06/24/2020Addressing Review Nick Walton

Comments:

1. No Comment.

Approved06/26/2020Beaufort Jasper Water and Sewer 
Review

James Clardy

Comments:

1. No comment.

Approved06/26/2020Transportation Department Review 
- HD

William Howard

Comments:

1. No comment provided.

Plan Review Case Notes:
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71 Calhoun Street, Building 1– Certificate of Appropriateness Historic Preservation Commission 

HISTORIC PRESERVATION 
COMMISSION 

STAFF REPORT 
Department of Growth Management 
 

MEETING DATE:  August 5, 2020  

PROJECT: 
71 Calhoun Street, Building 1– New Construction: 
Mixed-Use   

APPLICANT: Court Atkins Group 

PROJECT MANAGER: Heather L. Colin, Director of Growth Management  

 

APPLICATION REQUEST:  The Applicant, Court Atkins Group on behalf of 

Cunningham, LLC, requests that the Historic Preservation Commission approve the 

following application: 

1. COFA-10-19-013647.  A Certificate of Appropriateness to construct a new 
mixed-use building of approximately 7,500 SF located at the southeastern 
corner of Green Street and Calhoun Street in the Old Town Bluffton Historic 
District and zoned Neighborhood Center – HD. 
 

Background:  The building, which is subject to this application, is one of three 

buildings being proposed at the lot currently addressed 71 Calhoun Street and 

identified by parcel number R610 039 00A 0099 0000.  As required by Article 3 of 

the Unified Development Ordinance, a Development Plan is required for the overall 

site development as well as the certificate of appropriateness for the architecture.  

The Development Plan is currently under review (DP-11-17-011473), and will 

address the site planning including, but not limited to landscaping, drainage, 

parking, and circulation.  In addition to a Certificate of Appropriateness-HD for each 

building and a Development Plan for the overall site, a Subdivision is required as 

within the -HD zoning districts, only one primary structure is permitted per lot.  

On November 18, 2019, Building 1 was reviewed by the Historic Preservation 

Review Committee (HPRC) where comments were provided to the Applicant.  The 

Applicant took the comments, made revisions and resubmitted a new conceptual 

application. 

On January 13, 2020, the HPRC reviewed the revised conceptual application, along 

with conceptual applications for the other two buildings.  Again, the Applicant 

revised the plans and submitted Final Certificate of Appropriateness – Historic 
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District (COFA) applications for each building.  As the changes were expansive, the 

Unified Development Ordinance (UDO) Administrator determined the applications 

be brought back before the HPRC for review prior to being heard by the full Historic 

Preservation Commission.  The comments focused on the mass and scale of the 

buildings as well as architectural details and that it all needed to be readdressed to 

be compatible with the district. 

On May 4, 2020, the HPRC  reviewed the final applications for the three COFA 

applications for the construction of three (3), two and a half story buildings of 

approximately 8,000 SF each on the property identified by tax map number R610 

039 00A 0099 0000 (COFA-10-19-013647, COFA-12-19-013784, COFA-12-19-

013785).  After a lengthy discussion by Staff and the HPRC, the Applicant 

requested the applications be brought before the full HPC as a workshop item to 

help provide direction on the design of the buildings prior to formal review.  

On June 10, 2020 at a Special Meeting of the HPC, the applications for all three 

buildings were discussed.  Discussion centered primarily on the massing and scale 

of the structures in relation to the surrounding historic and residential structures.  

The submittal documents subject to this report are the Applicant’s response to the 

comments and conversations found in the paragraphs above.  

 

INTRODUCTION:  The Applicant is proposing the construction of a commercial 

structure of approximately 7,500 SF located in the Old Town Bluffton Historic 

District.  The structure has characteristics of a Main Street Building and thus must 

meet the spatial and placement requirements of the Main Street Building in 

accordance with the allowable building types for the Neighborhood Center-HD 

zoning district as found in Section 5.15.5.B of the UDO. 

The 2 1/2-story structure is housed under a side facing gable with three front 

projections perpendicular to the ridgeline.  The central projection, a forward-facing 

gable which includes the half-story is the tallest point of the structure.  The 

projections on either side of the central gable utilize shed roofs to cover second 

story balconies over first floor colonnades.  There is a small gabled projection at the 

northwest corner which introduces a smaller mass and roofline when approaching 

the project from the North.  The proposed building attempts to reflect the 

vernacular characteristics of Bluffton by integrating a variety of typical architectural 

forms and features such as gable and shed roofs, residential balconies over first 

floor colonnades and traditional fenestration patterns.  Additional materials that are 

incorporated throughout the district include metal roofs, horizontal hardi-siding, 

operable shutters, hardi-shingle and brick columns.   

 

HISTORIC PRESERVATION COMMISSION ACTIONS:  As granted by the powers and 

duties set forth in Section 2.2.6.E.2, the Historic Preservation Commission has the 

authority to take the following actions with respect to this application: 
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1. Approve the application as submitted by the Applicant; 
2. Approve the application with conditions; or 
3. Deny the application as submitted by the applicant. 

 
The intent of Section 5.15 Old Town Bluffton Historic District of the Unified 

Development Ordinance (UDO), is that the Section be user friendly and informative 

to the residents and the members of HPC and is not intended to discourage 

creativity or force the replication of historic models.  Rather, it is to set forth a 

framework in which the diversity that has always characterized Bluffton can 

continue to grow.  The Section also defines guidelines for design and materials 

similar to that used on structures within the Old Town, and it is the charge of the 

HPC to assess the interpretation of these guidelines as they pertain to applications 

using the established review criteria. 

 

REVIEW CRITERIA & ANALYSIS:  Town Staff and the Historic Preservation 

Commission are required to consider the criteria set forth in Section 3.18.3 of the 

UDO in assessing an application for a Certificate of Appropriateness – Historic 

District (HD).  The applicable criteria are provided below followed by a Staff 

Finding(s) based upon review of the application submittals to date. 

 

1. Section 3.18.3.B.  Consistency with the principles set forth in the Old Town 
Master Plan.  
 
a. Finding.  The application is inconsistent with the principles set forth in the 

Old Town Master Plan.  The Old Town Master Plan states that, “The built 
environment, in particular the historic structures scattered throughout Old 
Town, should be protected and enhanced.  While it is of great importance 
to save and restore historic structures, it is just as important to add to the 
built environment in a way that makes Old Town more complete.”   
 
The Applicant proposes to construct a new commercial structure in the 

Old Town Bluffton Historic District, a locally and nationally designated 

historic district.  The building has been designed to have a central front 

facing gable mass at the center perpendicular to the street, with lower 

shed roofed masses flanking it on either side.  Although the design 

introduces the smaller distinct masses with separate rooflines, it does not 

reduce the appearance of the structure to be within scale of the 

neighboring buildings and the overall mass and height of the building is 

still more than all other nearby buildings in the vicinity.   

By removing the louvered detailing along the balconies and reusing it in 

smaller scaled Bahama shutters and on the service yards, it has reduced 

the appearance of a bulky second story.  By utilizing materials and 

fenestration drawn from the Bluffton vernacular, the building has been 

designed to be sympathetic to the architectural character of the 

neighboring historic structures, so its addition to the architectural diorama 
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will both protect the integrity of the existing historic structures and 

enhance the neighborhood by adding architectural variety. The buildings 

in the area are all significantly smaller in mass and scale than the 

buildings on this site as proposed and outlined in the table below: 

 

 

 

Building Name Address 
Size, 

Square Feet (SF) 

Height, 
Stories 

Use 

May River Montessori  

Building 1 
60 Calhoun Street 3,224 2 School 

May River Montessori 

Building 2 
62 Calhoun Street 7,068 2 School 

55 Bridge Street 55 Bridge Street 3,420 2 Commercial 

80 Calhoun Street 80 Calhoun Street 2,165 1 Residential 

57 Calhoun Street Main 
Home 

57 Calhoun Street 988 1 Residential 

57 Calhoun Street  

Carriage House 
57 Calhoun Street 560 2 Residential 

56 Calhoun Street 56 Calhoun Street 2,106 1.5 Mixed-Use 

55 Calhoun Street 55 Calhoun Street 3,060 2 Restaurant 

15 Captains Cove – 
Building 1 

15 Captains Cove 4,366 2 Commercial 

15 Captains Cove – 
Building 2 

15 Captains Cove 550 1 Commercial 

15 Captains Cove – 
Building 3 

15 Captains Cove 1,484 1.5 Commercial 

15 Captains Cove – 
Building 4 

15 Captains Cove 790 1 Commercial 

Heyward House 70 Boundary Street 2,539 1.5 Commercial 

Heyward House –  

Out Building 1 

 

70 Boundary Street 
160 1 Commercial 

Heyward House –  

Out Building 2 
70 Boundary Street 228 1 Commercial 

71 Calhoun Street – 
Building 1 – PROPOSED 

71 Calhoun Street 7,500 2.5 Mixed-Use 

71 Calhoun Street – 
Building 2 - PROPOSED 

71 Calhoun Street 7,850 2 Mixed-Use 

71 Calhoun Street – 
Building 3 - PROPOSED 

71 Calhoun Street 7,620 2.5 Mixed-Use 
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b. Finding.  The Old Town Master Plan initiatives also include the adoption of 
a form-based code that included architectural standards for structures 
located within the Old Town Bluffton Historic District.  These standards 
are included in Article 5 of the Unified Development Ordinance.  The new 
construction proposed as part of this request will be in conformance with 
those standards if the conditions noted in item 2 of this Section are met. 
 

c. Finding.  The Old Town Master Plan initiatives also promote preservation 
and protection of the legacy of the Old Town Bluffton Historic District 
through additions to the built environment which make Old Town more 
complete.  The addition of the proposed commercial structure will add to 
the district and help provide completeness to the neighborhood and 
overall district provided that the design is in compliance with the criteria 
and designed to be compatible with the district.  
 

2. Section 3.18.3.C. The application must be in conformance with applicable 
provisions provided in Article 5, Design Standards. 
 
a. Finding.  Town Staff finds that if the conditions noted below are met, the 

proposed addition will be in conformance with the applicable provisions 
provided in Article 5: 
 

1) Section 5.15.5.B. Neighborhood Center-Historic District.  Main 
Street Buildings are required to have side setbacks of 8 feet.  As 
proposed, the southern property line is at 6 feet from the nearest 
portion of the building.  The setback must be adjusted to be no 
closer than 8 feet from the nearest portion of the building wall. 
 

2) Section 5.15.8.A. and 5.15.6.L. Main Street Building and Opacity 
and Facades.  Main street buildings are shopfront buildings.  In 
order to provide clear views of merchandise in stores and to 
provide natural surveillance of exterior street spaces, the ground-
floor along the building frontage shall have untinted transparent 
shopfront windows and/or doors covering no less than 75% of the 
wall area.  Low emissivity glass with high visual light transmittance 
shall be permitted. Bottoms of the shopfront windows shall be 
between 1 and 3 feet above the sidewalk grade.  Shopfronts shall 
remain unshuttered at night and shall provide clear views of 
interior spaces lit from within.  Doors or entrances for public 
access shall be provided at intervals no greater than 50 feet, 
unless otherwise approved by the UDO Administrator.  As 
proposed, the placement from the sidewalk to the base of the 
windows, transparency of the glass, and door spacing meets the 
intent of this section; however, the amount of window does not 
meet the 75% of the wall area requirement along the front or 
wrapping around the north elevation, which fronts Green Street.  
The applicant is requesting the HPC consider permitting a deviation 
from this standard as the reduced window size and proportions are 
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intended to provide a more residential feel along Calhoun Street.  
 

3) Section 5.14.3. Architectural Design Guidelines. The design of all 
applicable structures including habitable structures, walls, fences, 
light fixtures and accessory and appurtenant structures shall be 
unobtrusive and of a design, material and color that blend 
harmoniously with the natural surroundings, and the scale of 
neighboring architecture, complying with the intent of this Section. 
Innovative, high quality design and development is strongly 
encouraged to enhance property values and long-term economic 
assets.  The architectural details should be respectful of the 
neighboring properties and complement the district as appropriate 
based on the review criteria listed above. 
 

3. Section 3.18.3.D.  The nature and character of the surrounding area and 
consistency of the structure with the harmony of the surrounding 
neighborhood. 
 
Finding.  Town Staff finds that the building proposed is 2 1/2-stories and the 

buildings in the immediate surroundings are between 1 and 2 stories in 

height, therefore, this building as designed is out of scale with the 

surrounding buildings.  Even though the scale is mitigated and reduced 

through the articulation of rooflines and architectural elements, it still 

exceeds the mass and scale of other buildings in the district and does not 

comply with Section 5.15.5.F.2.d General Standards, Building Form Massing 

and Scale, long unarticulated masses shall be avoided.  This may also by met 

by reducing the overall height, footprint and size of the building, which may 

result in an additional building. 

 

4. Section 3.18.3.F.  The historic, architectural, and aesthetic features of the 
structure including the extent to which its alteration or removal would be 
detrimental to the public interest. 
 

Finding.  The Applicant seeks approval for the construction of a new mixed-

use structure in the Old Town Bluffton Historic District.  As new construction, 

there is no removal or alteration of existing material.  Therefore, this review 

criteria is not applicable for this application.  However, this is considered infill 

development and should comply with Section 4.2.11.B Neighborhood Center 

Historic District which states that the continued reuse of historic structures 

will help to create a complete mixed-use environment and careful infill 

development that will respect the existing buildings with regards to building 

placement, massing and scale. 

5. Section 3.18.3.H.  The application must comply with applicable requirements 
in the Applications Manual.  
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Finding.  As the work proposed in the scope of this project exceeds the 

currently approved Development Plan, the Development Plan Amendment 

(DP-11-17-011473) must be approved in advance of this application’s final 

approval.  Additionally, a Subdivision Plan reflecting the proposed lot lines 

must be submitted, reviewed and approved prior to issuance of this 

Certificate of Appropriateness-HD. 

Signage is not included in this request and it should also be noted that a Site 

Feature – HD permit is required for any proposed signage at this location. 

 

 

STAFF RECOMMENDATION:  It is the charge of the HPC to assess and interpret the 

standards and guidelines set forth in the UDO as they pertain to applications using 

the review criteria established in the UDO and to take appropriate action as granted 

by the powers and duties set forth in Section 2.2.6.E.2.   

Per Section 2.2.6.E.2, the Historic Preservation Commission has the authority to 

take the following actions with respect to this application: 

1. Approve the application as submitted by the Applicant; 
2. Approve the application with conditions; or 
3. Deny the application as submitted by the applicant. 

In order for the application to be advanced, the following items must be 

satisfactorily addressed: 

1. Per Section 3.10. of the UDO, any and all DRC comments must be 
satisfied, and the Final Development Plan approved prior to the issuance 
of a Certificate of Appropriateness.  
 

2. Per Section 3.11 of the UDO, a Subdivision Application must be 
submitted, reviewed, approved and recorded prior to the issuance of a 
Certificate of Appropriateness. 

 
3. Per Section 3.19 of the UDO, a Site Feature – HD permit is required for 

any proposed signage at this location. 
 

4. Per Section 5.15.5.B. of the UDO, the southern property line must be 
relocated to be no closer than 8 feet from the nearest building wall.   
 

5. The Applicant requests consideration of a deviation from the requirement 
of 75% of the wall area being transparent in accordance with Sections 
5.15.8.A. and 5.156.L. to provide for a more residential appearance of the 
first floor along Calhoun and Green Street. 

 
6. Per Section 5.15.5.F.2.d General Standards, Building Form Massing and 

Scale, long unarticulated masses shall be avoided.  As an example, simple 
offsets of the primary façade can articulate the overall building massing 
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and help reduce the perception of mass and scale.  This may also by met 
by reducing the overall height, footprint and size of the building, which 
may result in an additional building. 

 

7. Per Section 4.2.11.B Neighborhood Center Historic District, the continued 
reuse of historic structures will help to create a complete mixed-use 
environment and careful infill development that will respect the existing 
buildings with regards to building placement, massing and scale. The 
NCE-HD district is a place where the greatest range of traditional building 
types are expected and encouraged. Based on non-compliance with the 
criteria listed above, the mass and scale of the building must be reduced 
to be compatible with the surrounding built environment and neighboring 
buildings to maintain the character and integrity of the district.  This could 
be met by simply reducing the overall height, footprint and size of the 
buildings, which may result in additional buildings. 

 

8. Per Section 5.14.3. Architectural Design Guidelines The design of all 
applicable structures including habitable structures, walls, fences, light 
fixtures and accessory and appurtenant structures shall be unobtrusive 
and of a design, material and color that blend harmoniously with the 
natural surroundings, and the scale of neighboring architecture, 
complying with the intent of this Section.  Innovative, high quality design 
and development is strongly encouraged to enhance property values and 
long-term economic assets.  The architectural details should be respectful 
of the neighboring properties and compliment the district as appropriate 
based on the review criteria listed above. 
 

 

ATTACHMENTS: 

1. Location Map 
2. Zoning Map 
3. Application and Narrative 
4. Site Photos  
5. Application 
6. Site Plan & Elevations 
7. Landscape Plans 
8. Perspectives  
9. HPRC Comments  
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July 1, 2020 
 
 
 
Katie Peterson, Senior Planner 
Town of Bluffton 
20 Bridge Street 
P.O. Box 386 
Bluffton, SC 29910 
 
 
Project: 71 Calhoun Street 
 

Re: Project Summary Narrative 
 

 
Please find the documents enclosed for this submission to the HPC for Final Review. The enclosed contains revised 
design documents based upon the HPRC meeting on May 4, 2020 and the HPC Workshop on June 10, 2020.  All three 
buildings have maintained their redesigned “residential” character and reduction of scale and massing.  Additional 
detail study has been incorporated based upon the HPC workshop.  The footprint and square footage of building #1 
and building #3 have been reduced even more that previously presented.  All buildings are under the maximum 
8,000SF allowed.  Each building typology is outlined below: 
 
 
Building 1 Summary: 
 

District: Neighborhood Center Historic District (NCE-HD) 
Use: Mixed-Use Commercial (Retail/Office) and Residential 
Building Type: Additional Building Type with Main Street Building Typology 
Height: 2 ½ stories 
Front Build-to Zone: 0’-10’  
Lot Width: 95’ 
Rear Setback: 25’ 
Side Setbacks: 5’ 
Square Footage: 
 3,350SF - 1st Floor  
 3,330 SF - 2nd Floor  
    820 SF - Loft  
 7,500 SF - Total:  
Floor to Floor Heights: 
 First to Second – 12’-0” 
 Second to Loft – 10’-0” 
Special Building Elements and Appurtenances: Colonnade and Awning 
Materials: Painted cementitious Siding and Cherokee Moss Town Brick 
Railings: Painted Wood 
Roof: Standing seam metal roof 
Columns: Painted wood 
Shopfront: Along Calhoun St and a limited amount along Green St (modulation request to maintain a more 
residential character along Green St – additional building type) 

 
HPC Workshop Response: 

1. Comment: Look at creating outdoor areas in front of the building.  Response: The building was 
pulled off the front setback an additional 4.5 feet in order to varying the Calhoun St streetscape 
plane, add additional landscape, and create additional outdoor areas along the commercial front.  
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2. Comment: Provide additional “depth” to the Calhoun St façade.  Response: The roof lines, 
colonnade, brackets, and railings have been revisited and adjusted to provide additional variation 
along the Calhoun St. façade.  

3. Comment: Calhoun St is a more commercial oriented thoroughfare.  Response: The detailing has 
been adjusted slightly to provide a more commercial presence to the building. 
 

 
Additional HPRC/HPC Comments: 

1. See the previously submitted comments from the HPRC meeting and related responses. 
 
 
Building 2 Summary: 
 

District: Neighborhood Center Historic District (NCE-HD) 
Use: Mixed-Use Commercial (Restaurant) and Residential 
Building Type: Additional Building Type with Main Street Building Typology 
Height: 2 ½ stories 
Front Build-to Zone: 0’-10’ 
Lot Width: 89’ 
Rear Setback: Varies 
Side Setbacks: 8’+ 
Square Footage: 
 3,500 SF - 1st Floor  
 3,500 SF - 2nd Floor  
    850 SF - Loft  
 7,850 SF - Total:  
Floor to Floor Heights: 
 First to Second – 14’-0” 
 Second to Loft – 11’-6” 
Special Building Elements and Appurtenances: Colonnade and Awning 
Materials: Painted cementitious Siding and Cherokee Moss Town Brick 
Railings: Painted Wood 
Roof: Standing seam metal roof 
Columns: Painted wood 
Shopfront: Along Calhoun St and Bridge St 
 

HPC Workshop Response: 
1. Comment: Make building #2 appear commercial.  Response: The overall detailing and 

proportions were studied to have an overall commercial appearance while complimenting the 
more residential context.  In additional the scale is more aligned with a commercial/restaurant 
building. 

 
Additional HPRC/HPC Comments: 

1. See the previously submitted comments from the HPRC meeting and related responses. 
 

 
Building 3 Summary: 
 

District: Neighborhood Center Historic District (NCE-HD) 
Use: Mixed-Use Commercial (Retail/Office) and Residential 
Building Type: Additional Building Type with Main Street Building Typology 
Height: 2 ½ stories 
Front Build-to Zone: 0’-10’ 
Lot Width: 95’ 
Rear Setback: Varies 
Side Setbacks: 8’+ 
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Square Footage: 
 3,285 SF - 1st Floor  
 3,285 SF - 2nd Floor  
 1,050 SF - Loft  
 7,620 SF - Total:  
Floor to Floor Heights: 
 First to Second – 12’-0” 
 Second to Loft – 10’-0” 
Special Building Elements and Appurtenances: Colonnade and Awning 
Materials: Painted cementitious Siding and Cherokee Moss Town Brick 
Railings: Painted Wood 
Roof: Standing seam metal roof 
Columns: Painted wood 
Shopfront: Along Bridge St 

 
HPC Workshop Response: 

1. Comment: Relocate the mural wall away from the Heyward House.  Response: The mural 
location has been relocated to the west side of building facing Building 2.  This removes it from 
context with the Heyward House.   

 
Additional HPRC/HPC Comments: 

1. See the previously submitted comments from the HPRC meeting and related responses. 
 
 
Site Summary: 
 

Additional HPC Workshop Response: 
1. Comment: The dumpster location is detrimental to the Heyward House buildings (public 

comment).  Response: The dumpster was relocated to the previously proposed location and 
rotated 90 degrees to reposition the doors away from Green St. 

 
Kind regards, 
 

 
 
James C. Atkins 
Court Atkins Group 
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May 4, 2020 
May 15, 2020_updated 
 
 
Katie Peterson, Senior Planner 
Town of Bluffton 
Growth Management 
Bluffton, SC 29910 
 
 
Project: 71 Calhoun Street COFA-10-19-013647 
 
Response to Review of Certificate of Appropriateness and Workshop Comments 
 
 
 
Katie, 
 
Please see the assembly of responses from the 71 Calhoun team to the Certificate of Appropriateness comments 
below.  In addition to the comments provided to the Town on 5/4/2020 at noon EST, the following responses have 
been updated based upon the HPRC on 5/4/2020. 
 
 
Building 1 
1. Reconsider the placement of the bedroom windows opening directly onto a rated stair.  Openings not permitted 
through this wall. The windows may open to an exterior walkway but not the stair.  This window has been 
removed. 
 
1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the Approved 
Development Plan for this site (DP-11-17-011473), a Development Plan Amendment (DPA) must be reviewed and 
approved by the Development Review Committee prior to issuance of this COFA.  A DPA has been submitted, 
however, all conditions must be satisfied, and an approval issued prior to the issuance of the COFA. Additionally, a 
subdivision application must be submitted, reviewed and approved prior to approval of the COFA. Acknowledged.  
The process is being led by Witmer Jones Keefer and Ward Edwards. 
 
2. At time of final submittal, a site plan showing the placement of the structure is required in order to ensure 
compliance with the applicable lot standards including setbacks and building orientation. (Application Manual) A 
site plan has been provided. 
 
3. While the applicant has provided precedent images from Old Town of louvers being used on building exteriors, 
the uses depicted in the provided photographs, as secondary or utilitarian elements are not directly analogous to 
their use on the facades of this building, as the louvers are being proposed as a primary character defining feature 
on the main street facade. This is a novel use that is without precedent in the vernacular architecture of Bluffton. 
The composition of porches should be straightforward, clear and legible and should incorporate the vernacular 
conventions of symmetry, proportion and detailing.  A determination must be made by the HPC on the 
appropriateness of the use of the louver enclosing/wall material the balconies.  Balconies may have roofs by are 
required to be open. (UDO Section 5.15.5.E.2.d. and UDO Section 5.15.6.G.3.) Although we believe a creative use 
of a traditional louver detail is appropriate, the louver details have been revised to a more traditional usage at 
service yards, unusable stair areas, and railings as in the provided images. 
 
4. Windows openings shall be oriented vertically.  It appears that the two small windows in Unit 200, in the 
stairwell, may be horizontal in orientation.  Provide additional information on the window dimensions as it is 
unclear if they meet this requirement. (UDO Section 5.15.6.I.1 .b.) This window will be removed 
 
5. For the final application provide a landscape plan noting foundation plantings, street tree locations, and any 
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landscaping proposed for buffering; as well provide architectural details of the shutter dog style and water table. 
(Applications Manual)  A landscape plan is provided by Witmer Jones Keefer. 
 
 6. Building heights and widths shall be visually similar to those in the neighboring vicinity.  The proposed building is 
both wider and taller than almost anything within the immediate vicinity.  While the they have not exceeded the 
maximum SF or height for the Main Street Building type, they have not taken into account the mass and scale of 
the buildings in the immediate context as required by the ordinance. The building must be reduced in size or the 
mass and scale mitigated through alternate design solutions. Alternate design solutions may include breaking the 
main mass into smaller scaled components.   (UDO Section 5.15.5.F.1.a. and 5.15.5.F.1.c.) As a preliminary matter, 
Section 5.15.5.F.1.a provides that “[b]uilding heights and widths shall be visually similar to those in the 
neighboring vicinity.“  This is not a requirement to be the same or even similar – it is a requirement to be 
“visually similar”. Section 5.15.4 requires that “[a] new buildings in the Old Town Bluffton Historic District must 
meet the criteria of a designated building type outlined in this Section, and therefore must follow the prescribed 
Urban Standards set forth for that type, within the respective Zoning Districts.” The Applicant believes it has 
done so with these designs.  Furthermore, even if there was a requirement to be the same as those in the 
vicinity, these buildings are in visual similar proportion to Gigi’s, Pearls, Seven Oaks, May River Montessori, 
Bluffton UMC, Church of the Cross, 14 Church Street, Planter’s Mercantile, Patz Brothers House, Fripp House. 
Specifically, the building height is visually similar to Seven Oak (nearly identical) and the building width is less 
that the May River Montessori.  The building footprint of this project is less than 3,500 SF.  The Montessori 
school main building has a building footprint of over 5,600 SF. Finally, the buildings are in visually similar and in 
proportion to the recently approved Main Street buildings on Church Street, which are also adjacent to similarly 
scaled buildings in the neighborhood.   On a SF/acre (density) basis, the proposed development is less than the 
precedent Church St project.   
 
7. Building mass shall consist of a simple composition of basic building forms that follow a clear hierarchy. 
Furthermore, do not clump everything equally under one enormous roof” (clarification note associated with the 
left illustration of the standard). Building 1’s massing approach currently does just that, by bringing all of the 
building’s mass together under one large roof. Note: Once the masses are divided, porches should serve as singular 
unifying elements on each mass rather than being repetitive facade features on a single consolidated mass.  (UDO 
Section  5.15.5.F.2.a) Within this section 5.15.5.F.2.a of the UDO it references simple compositions and no 
reference to roofs.  The more relevant massing roof section is Section 5.15.5.F.2.b, which states Rooflines shall 
be simple, utilizing gables, hips, and sheds and should correspond to the massing of the building below.  This 
building certainly follows this guidance.  (Clarification note associated with the right illustration of the standard).  
Specific to Section 5.15.5.F.2.a, the building mass shall consist of a simple composition.  This building is a simple 
rectangular volume with hierarchy around the entries – very simple.  In addition Sections 5.15.5.F.2.a,c,d are 
massing techniques that are successful in large footprint buildings.  This is NOT a large format building, because 
they are only allowed in the Neighborhood Core HD Zoning District per section 5.15.5.F.11.a-2.  This project is 
located in the Neighborhood Center HD Zoning District.  In addition, this comment is the opposite of the later 
comment by Sottile and Sottile, which notes the building and roofs are “overly complex.”  In an analysis of the 
recently approved Church Street buildings in this district, these buildings have a similar composition and 
hierarchy.  In response to the architecture, the building has been completely redesigned to have a more 
residential character and detail.  The overall floor to floor height has been reduced to the minimum required.  
The front façade has been revisited to provide additional depth. 
 
8. In order to provide additional context for the impact of the proposed buildings and the neighboring sites, 
provide additional information on the massing next to neighboring residential structures on Green Street. The 
perspective images showing the relationship between the three proposed buildings and each other, as well as the 
relationship between Building 2, the Montessori School, and 55 Bridge Street are successful in providing 
information on how the street will look with Building 2 in place. As the major concern for mass and scale for 
Building 1 are with the relationship of the proposed structure and the neighboring residential structure at 57 
Calhoun Street, a perspective similar to the ones provided for building 2 is requested. (UDO Section 3.2.2.E.) 
Additional illustrations have been provided to provide street level perspectives with the existing landscape in 
context.  In an analysis of the recently approved Church Street buildings in this district, these buildings have a 
similar composition and hierarchy.  In response to the architecture, the building has been completely redesigned 
to have a more residential character and detail.  The overall floor to floor height has been reduced to the 
minimum required. 
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Recommendation: The roof overhangs seem somewhat timid and under-scaled relative to similar vernacular 
buildings in Bluffton, and would benefit from broader overhangs. In terms of more prescriptive standards, porch 
roof overhangs are required to be a minimum of 2 feet (UDO Section 5.15.6.E.5.d. and 5.15.6.P.1).   Overhangs 
have been extended and modified to a more residential character. 
 
Recommendation: Eaves are also detailed as enclosed eaves with a smooth Hardie Panel soffit and a crown at the 
fascia. Consider using exposed rafter tails or, if enclosing the eave, a bed molding should be added where the frieze 
and soffit intersect; also, the soffit should be finished with a beaded or v-groove tongue and groove. (UDO Section 
5.15.6.P.3.6).   Soffits have been modified and in certain areas proposed as exposed rafter tails in certain areas. 
 
Recommendations: While main street buildings are permitted in the Neighborhood Center Historic District, it 
should be noted that they are required in the blocks to the north (the red lines referenced on the UDO map on 5-
56), those requirements do not extend to this block, indicating the change in context as Calhoun Street extends 
toward the May River. The scale of such buildings in this district is regulated by both the half story lower height 
requirement (as compared with the Neighborhood Core Historic District), and the scale provisions listed above 
relating to contextual scale. Main Street buildings are permitted in this district and the provisions to ensure they 
are in scale and context are provided.  These buildings meet the guidance for Main Street Buildings.  Further, the 
recently approved Church Street buildings have been analyzed.  This building has been revised to have a more 
residential character and similar scale and proportion to this example.   
 
In addition to review by staff, The Town of Bluffton contracted Sottile and Sottile to provide additional review to 
speak to the architectural design, because of their background in HP and involvement in the adoption of the Old 
Town Master Plan. Additional suggestions include: UDO Section 5.15.6. states “A primary goal of this section is 
authenticity.” The standards encourage “Bluffton vernacular architecture and construction, and which draws its 
ornament and variety from the traditional assembly of genuine materials.”  The level of detailing on the proposed 
facades, when viewed from a close proximity is minimal, failing to draw significantly from local precedent, while 
the composition of the facades themselves is often overly complex [note staff comment 7 in contrast], relying on a 
variety of novel assemblies and juxtapositions while failing to achieve the very straightforward compositional 
legibility inherent in the Bluffton vernacular.   The scale and character of much of the fenestration also fails to draw 
adequately from local precedents. [the building has been completely redesigned to have a more residential scale 
and character] The best examples of traditional Bluffton Main Street Buildings incorporate a storefront and a 
higher level of transparency at the street level, while upper level residential and other non-retail uses incorporate 
more conventional residential fenestration patterns, with single or narrow double doors and vertically 
proportioned windows forming a legible rhythm of voids that are generally similar in size.  [utilizing similar design 
techniques approved at the Church St. project, this building has been restudied] This is indicated by the sample 
illustration on 5-85 of the UDO, as well as in all of the Main Street Building precedents shown in this section [note 
per the UDO, *Precedent images are for illustrative purposes only, with no regulatory effect.  They are provided 
as examples, and shall not imply that every element in the photograph is permitted.].  This residential character 
is particularly important on this portion of Calhoun Street, on which the overall character is considerably more 
residential than portions further north toward May River Road.  The fenestration on a number of the facades 
proposed lack the clarity and hierarchy of these traditional examples, introducing a wide variety of glazing types 
and patterns and creating large expanses of transparency on upper residential levels, giving the upper levels more 
of a commercial feel.   This dilutes the traditional contrast in fenestration between a lower commercial level and an 
upper residential level that is inherent in the Lowcountry vernacular; resulting in facades that lack the clarity and 
legibility found in Bluffton’s best traditional Main Street Buildings. [the building has been redesigned to have more 
residential character and patterns] A viable solution for this site should be achievable within the parameters 
outlined above. The fundamental issue with the current proposal is that it lacks relatable scale within this specific 
context. While the UDO does set maximum footprint and height limits within this district, these upper limits should 
not be considered blanket entitlements that supersede other relevant and applicable standards that are also a part 
of the UDO, such as those requiring buildings to be visually similar in scale to those in the neighboring vicinity.  [the 
height has been reduced and the massing has been restudied to have a more residential character] A refinement 
of this project that addresses issues of fenestration, finishes, and secondary details, while failing to address the 
fundamental issue of building format and massing will not adequately address the most critical standards that the 
current proposal does not meet.   The project should be re-studied to address the issues above in order to meet 
the requirements and intent of the Bluffton UDO standards and the Old Town Master Plan principles. As 
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documented, during the 1/13/2020 HPRC meeting, Ms. Heyward and several other members from the public 
gathered around the table and provided input on the project.  In order to understand her objections, a meeting 
took place at the Pine House on 3/4/2020.  Heather Colin was in attendance as a representative of the Town.  
During that meeting, Ms. Heyward suggested we meet with Christian Sottile of Sottile and Sottile.  Upon the 
urging of Heather Colin, on 3/19/2020, Ryan Hughes, Matt Cunningham, and James Atkins met with Mr. Sottile 
at his Savannah office.  We appreciated his personal opinions on the project and adjustments were explored.  
Mr. Sottile provide his meeting notes to the meeting participants as well as Ms. Heyward shortly after the 
meeting on 3/20/2020.  These meeting notes closely parallel the comments above.  While we certainly respect 
Mr. Sottile’s personal opinions on this project, it is disturbing that the Town retained Mr. Sottile after the 
Applicant, at the recommendation of UDO Administrator, undertook the additional time and expense to meet 
together with its consultants with Mr. Sottile in his Savannah office to discuss this project.  However, Mr. 
Sottile’s recommendations after that meeting misstated the availability to construct a Main Street Building type 
on this property and that mistake now carries over into the Staff comments.  It is our understanding that Mr. 
Sottile has not been retained by the Town in such a capacity since the adoption of the UDO and the Old Town 
Master Plan and we question his insertion in this process at this late stage. The Applicant has retained local 
consultants with considerable experience and the requisite skill and knowledge for this project.  At considerable 
expense the Applicant has strived to design a development respective of the site and Town goals set forth in the 
UDO and the Old Town Master Plan.  It is the UDO and the Old Town Master Plan that govern development of 
this site and not the subjective views of a third party. The insertion of a new consultant to the Staff and the HPC 
this late in the process with the statement that the project be “re-studied in order to meet the intent of the UDO 
and the Old Town Master Plan” is overly broad, not reflective of comments made previously by Staff to the 
application and not consistent with the UDO and the Old Town Master Plan.  Furthermore, the insertion of Mr. 
Sottile at this stage and the treatment of this Application is not consistent with the UDO nor the manner in 
which other projects in the Historic District have been treated and therefore unfair to the Applicant and we 
believe arbitrary.   
 
 
Comments: 1. The proposed building is a Main Street Building.  Main Street buildings must have an arcade, 
colonnade, marquee or awning along the front facade (arcades/colonnades are preferred).  Arcades / colonnades 
are required to have a minimum depth of 8 ft. from the build-to-line to the inside column face.  While the 
colonnade is 8' deep for much of the length, it narrows to 6 feet in depth at each column and louvered area where 
the building projects out. (UDO Section 5.15.6.E.3.) The colonnade has been redesigned, as well as composition of 
the front façade along Calhoun St. 
 
1. See Development Plan for Transportation Comments. Acknowledged. 
1. See Development Plan Amendment for Stormwater comments. Acknowledged. 
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Building 2 
 
1. Addresses will be provided at time of subdivision. Acknowledged 
1. Pending formal submittal of site plans showing the connectivity to BJWSA’s System. Acknowledged 
1. HVAC units may not be located under the stairs (South Elevation) per IBC section 1011.7.4. HVAC units have 
been relocated. 
 
1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the Approved 
Development Plan for this site (DP-11-17-011473), a Development Plan Amendment (DPA) must be reviewed and 
approved by the Development Review Committee prior to issuance of this COFA.  A DPA has been submitted, 
however, all conditions must be satisfied, and an approval issued prior to the issuance of the COFA. Additionally, a 
subdivision application must be submitted, reviewed and approved prior to approval of the COFA. Acknowledged.  
The process is being led by Witmer Jones Keefer and Ward Edwards. 
 
2. At time of final submittal, a site plan showing the placement of the structures is required in order to ensure 
compliance with the applicable lot standards including setbacks and building orientation. (Application Manual) A 
site plan is provided by Witmer Jones Keefer 
 
3. Air Conditioning compressors and utility meters shall be located in rear yards or side yards not facing side 
streets.  A service yard containing Air Conditioning units is proposed on the Birdge Street Elevation.  This service 
yard must be relocated to be in a rear or side yard not facing a street. (UDO Section 5.15.6.F.2.) The service yard 
has been removed and relocated to the rear. 
 
4. A determination must be made by the HPC on the appropriateness of the use of the louvering enclosing/wall 
material the balconies.  Balconies may have roofs by are required to be open. (UDO Section 5.15.5.E.2.d. and UDO 
Section 5.15.6.G.3.) Although we believe a creative use of a traditional louver detail is appropriate, the louvering 
details have been revised to a more traditional usage at service yards, unusable stair areas, and railings as in the 
provided images. 
 
5. Windows openings shall be oriented vertically.  It appears that the three windows on the East elevation, in Unit 
202, are horizontal in orientation.  Provide additional information on the window dimensions as it is unclear if they 
meet this requirement. (UDO Section 5.15.6.I.1.b.) This window is removed. 
 
6. In keeping with masonry building technology, metal spark arrestors, exposed metal flues, or pre-fabricated 
chimney caps are not permitted.  The proposed chimney shows a metal spark arrestor.  The spark arrestor must be 
revised to a permitted configuration. (UDO Section 5.15.6.E.8.d.) The drawing denotes a traditional chimney pot, 
not a spark arrestor; however, the detail has been modified to a traditional brick cap, commonly referred to as a 
“bishops cap” or “prayer hands.” 
 
7. Doors are permitted to have a French or Casement operation. The doors on the second story south elevation are 
proposed as sliding in operation.  Additionally, the Marvin Windows quote for this site indicates the use of a Bifold 
door. (Line# 14 - Bifold, Line#17 - Sliding).  Door operations must be revised to be Casement or French in operation. 
(5.15.6.I.3.c.) The door has been changed to a traditional French operation and the unit has been revised to have 
a more residential proportion and detail.   
 
8. Building mass shall consist of a simple composition of basic building forms that follow a clear hierarchy. 
Furthermore, do not clump everything equally under one enormous roof” (clarification note associated with the 
left illustration of the standard). The massing of Building 2 appears to be the most articulate of the three proposed 
buildings; however, further differentiation of the massing is needed in order to divide the building into smaller 
scale, architecturally distinct components and bring its scale into closer alignment with the buildings in the 
immediate neighborhood context in order to address the requirements of sections (UDO Sections 5.15.5.F.1.a. and 
5.15.5.F.1.c. ) Within this section 5.15.5.F.2.a of the UDO it references simple compositions and no reference to 
roofs.  The more relevant massing roof section is Section 5.15.5.F.2.b, which states Rooflines shall be simple, 
utilizing gables, hips, and sheds and should correspond to the massing of the building below.  This building 
certainly follows this guidance.  (Clarification note associated with the right illustration of the standard).  Specific 
to Section 5.15.5.F.2.a, the building mass shall consist of a simple composition.  This building is a simple 
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rectangular volume with hierarchy around the entries – very simple.  In addition Sections 5.15.5.F.2.a,c,d are 
massing techniques that are successful in large footprint buildings.  This is NOT a large format building, because 
they are only allowed in the Neighborhood Core HD Zoning District per section 5.15.5.F.11.a-2.  This project is 
located in the Neighborhood Center HD Zoning District.  In addition, this comment is the opposite of the later 
comment by Sottile and Sottile, which notes the building and roofs are “overly complex.”  In an analysis of the 
recently approved Church Street buildings in this district, these buildings have a similar composition and 
hierarchy.  In response to the architecture, the building has been completely redesigned to have a more 
residential character and detail.   
 
9. Fixed frame windows are limited to a maximum size of 36 square feet.  The second floor is shown with a large 
scale patio door, and the gable (level 3) is shown with an +/- 80 square foot triangular fixed-frame window. 
Fenestration on upper levels should be restudied to reflect a traditional Bluffton residential character with legible 
rhythms of vertical openings of a similar size. The inclusion of operable shutters is encouraged. (UDO Sections 
5.15.6 .I.3. b & c) This door unit and windows have been revised to comply. 
 
10. For the final application provide a landscape plan noting foundation plantings, street tree locations, and any 
landscaping proposed for buffering; as well provide architectural details pf tje service yard showing material and 
height, the shutter dog style. (Applications Manual) A landscape plan is provided by Witmer Jones Keefer  
 
Recommendation: Commercial uses on this portion of Calhoun Street have a much more residential character. 
Many are converted homes. Corner storefronts directly on the street are more appropriate to blocks to the north 
and May River Road. Creating a true wrapping porch rather than a covered balcony, bringing the posts down to the 
first floor would serve to soften the more urban commercial feel currently exhibited by the building. Porches are 
not associated with Main Street buildings as stated in Section 5.15.8.A; however, the colonnade and balcony 
have been revised.  We have studied the columns extending to the ground, as well as modifying the brackets to 
be more residential.  Both ideas have been supplied.  Our recommendation would be to maintain the balcony 
concept.  The wrap around porch has been removed to reduce the massing and scale of the overall structure.   
 
Recommendation: Consider recessing the mass of the transverse gable portion running down Calhoun Street to the 
north, so that the porch along this portion is recessed behind the plane of the main facade wall of the corner mass. 
This will allow the corner mass to read as a more modestly scaled structure comparable to the Main Street building 
across Bridge Street, and allow the mid-block portion to recede as a secondary mass. The roof over this transverse 
gable has been modified to minimize its scale and be subservient to the mass at the corner as recommended.  In 
addition, the left side porch has been modified to be a single story shed room to minimize the overall scale.   
 
Recommendation: Consider a strategy to articulate the roofline of the porch to step back after the popped up 
gabble portion of the building on the Bridge Street elevation, so that the eave line of the porch does not continue 
unbroken down the entire length of the building frontage.  This portion has been removed to more closely relate 
to the gable above. 
 
Recommendation: Eaves are detailed as enclosed eaves with a smooth Hardie Panel soffit and a crown at the 
fascia. Consider using exposed rafter tails or, if enclosing the eave, a bed molding and frieze should be added at the 
top of the siding. Also, the soffit should be finished with a beaded or v-groove tongue and groove (UDO Sections 
5.15.6.P. 3-6).   Soffits have been modified and in certain areas proposed as exposed rafter tails in certain areas. 
 
Recommendation: While main street buildings are permitted in the Neighborhood Center Historic District, it should 
be noted that they are required in the blocks to the north (the red lines referenced on the UDO map on 5-56), 
those requirements do not extend to this block, indicating the change in context as Calhoun Street extends toward 
the May River. The scale of such buildings in this district is regulated by both the half story lower height 
requirement (as compared with the Neighborhood Core Historic District), and the scale provisions listed above 
relating to contextual scale. Main Street buildings are permitted in this district and the provisions to ensure they 
are in scale and context are provided.  These buildings meet the guidance for Main Street Buildings.  Further, the 
recently approved Church Street buildings have been analyzed.  This building has been revised to have a more 
residential character and similar scale and proportion to this example.  
 
In addition to review by staff, The Town of Bluffton contracted Sottile and Sottile to provide additional review to 
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speak to the architectural design, because of their background in HP and involvement in the adoption of the Old 
Town Master Plan. Additional suggestions include: UDO Section 5.15.6. states “A primary goal of this section is 
authenticity.” The standards encourage “Bluffton vernacular architecture and construction, and which draws its 
ornament and variety from the traditional assembly of genuine materials.”  The level of detailing on the proposed 
facades, when viewed from a close proximity is minimal, failing to draw significantly from local precedent, while 
the composition of the facades themselves is often overly complex [note staff comment 7 in contrast], relying on a 
variety of novel assemblies and juxtapositions while failing to achieve the very straightforward compositional 
legibility inherent in the Bluffton vernacular.   The scale and character of much of the fenestration also fails to draw 
adequately from local precedents. [the building has been completely redesigned to have a more residential scale 
and character] The best examples of traditional Bluffton Main Street Buildings incorporate a storefront and a 
higher level of transparency at the street level, while upper level residential and other non-retail uses incorporate 
more conventional residential fenestration patterns, with single or narrow double doors and vertically 
proportioned windows forming a legible rhythm of voids that are generally similar in size.  [utilizing similar design 
techniques approved at the Church St. project, this building has been restudied] This is indicated by the sample 
illustration on 5-85 of the UDO, as well as in all of the Main Street Building precedents shown in this section [note 
per the UDO, *Precedent images are for illustrative purposes only, with no regulatory effect.  They are provided 
as examples, and shall not imply that every element in the photograph is permitted.].  This residential character 
is particularly important on this portion of Calhoun Street, on which the overall character is considerably more 
residential than portions further north toward May River Road.  The fenestration on a number of the facades 
proposed lack the clarity and hierarchy of these traditional examples, introducing a wide variety of glazing types 
and patterns and creating large expanses of transparency on upper residential levels, giving the upper levels more 
of a commercial feel.   This dilutes the traditional contrast in fenestration between a lower commercial level and an 
upper residential level that is inherent in the Lowcountry vernacular; resulting in facades that lack the clarity and 
legibility found in Bluffton’s best traditional Main Street Buildings. [the building has been redesigned to have more 
residential character and patterns] A viable solution for this site should be achievable within the parameters 
outlined above. The fundamental issue with the current proposal is that it lacks relatable scale within this specific 
context. While the UDO does set maximum footprint and height limits within this district, these upper limits should 
not be considered blanket entitlements that supersede other relevant and applicable standards that are also a part 
of the UDO, such as those requiring buildings to be visually similar in scale to those in the neighboring vicinity.  [the 
height has been reduced and the massing has been restudied to have a more residential character] A refinement 
of this project that addresses issues of fenestration, finishes, and secondary details, while failing to address the 
fundamental issue of building format and massing will not adequately address the most critical standards that the 
current proposal does not meet.   The project should be re-studied to address the issues above in order to meet 
the requirements and intent of the Bluffton UDO standards and the Old Town Master Plan principles. As 
documented, during the 1/13/2020 HPRC meeting, Ms. Heyward and several other members from the public 
gathered around the table and provided input on the project.  In order to understand her objections, a meeting 
took place at the Pine House on 3/4/2020.  Heather Colin was in attendance as a representative of the Town.  
During that meeting, Ms. Heyward suggested we meet with Christian Sottile of Sottile and Sottile.  Upon the 
urging of Heather Colin, on 3/19/2020, Ryan Hughes, Matt Cunningham, and James Atkins met with Mr. Sottile 
at his Savannah office.  We appreciated his personal opinions on the project and adjustments were explored.  
Mr. Sottile provide his meeting notes to the meeting participants as well as Ms. Heyward shortly after the 
meeting on 3/20/2020.  These meeting notes closely parallel the comments above.  While we certainly respect 
Mr. Sottile’s personal opinions on this project, it is disturbing that the Town retained Mr. Sottile after the 
Applicant, at the recommendation of UDO Administrator, undertook the additional time and expense to meet 
together with its consultants with Mr. Sottile in his Savannah office to discuss this project.  However, Mr. 
Sottile’s recommendations after that meeting misstated the availability to construct a Main Street Building type 
on this property and that mistake now carries over into the Staff comments.  It is our understanding that Mr. 
Sottile has not been retained by the Town in such a capacity since the adoption of the UDO and the Old Town 
Master Plan and we question his insertion in this process at this late stage. The Applicant has retained local 
consultants with considerable experience and the requisite skill and knowledge for this project.  At considerable 
expense the Applicant has strived to design a development respective of the site and Town goals set forth in the 
UDO and the Old Town Master Plan.  It is the UDO and the Old Town Master Plan that govern development of 
this site and not the subjective views of a third party. The insertion of a new consultant to the Staff and the HPC 
this late in the process with the statement that the project be “re-studied in order to meet the intent of the UDO 
and the Old Town Master Plan” is overly broad, not reflective of comments made previously by Staff to the 
application and not consistent with the UDO and the Old Town Master Plan.  Furthermore, the insertion of Mr. 
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Sottile at this stage and the treatment of this Application is not consistent with the UDO nor the manner in 
which other projects in the Historic District have been treated and therefore unfair to the Applicant and we 
believe arbitrary.   
 
1. Additional information on the use of louvered screen on the balconies on the west and east elevations are 
required.  It is challenging to view this as a traditional configuration of genuine materials for a balcony design. 
Photo examples of this application may assist in clarifying intent. This is an older comment from the previous 
HPRC.  See above. 
 
1. See Development Plan for Transportation Comments. Acknowledged. 
 
1. See Development Plan for Stormwater Comments. Acknowledged. 
1. Proposed Addresses for Resubmittal The apartments addresses will stay the same, but the office spaces could 
change depending on if the units could be subdivided again. - 71# Calhoun Street Unit 100, Unit 101, Unit 102, Unit 
200, Unit 201, Unit 202 and Unit 300 Acknowledged. 
1. Pending formal submittal of site plans showing the connectivity to BJWSA’s System. Acknowledged. 
1. HVAC units may not be located under the stairs per IBC section 1011.7.4. Removed as noted above. 
 
The below comments appear to be a copy of the previous comments from the submission on 1/13/2020 and 
were resolved in the current submission as noted in the application.  These comments have been addressed 
above. 

1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the 
Approved Development Plan for this site (DP-11-17-011473), a Development Plan Amendment (DPA) 
must be reviewed and approved by the Development Review Committee prior to issuance of this COFA.  
A DPA has been submitted, however, all conditions must be satisfied, and an approval issued prior to the 
issuance of the COFA. Additionally, a subdivision application must be submitted, reviewed and approved 
prior to approval of the COFA.  
2. Main Street Building Types are required to be shop front buildings.   Per Section 5.15.6.L. of the UDO, 
in order to provide clear views of merchandise in stores and to provided natural surveillance of exterior 
street spaces, the ground-floor along the building frontage shall have untinted transparent shopfront 
windows and/or doors covering no less than 75% of the wall area. ... Bottoms of the shopfront window 
shall be between 1 and 3 feet above sidewalk grade.  The louvering details along the front elevation do 
not provide clear views of shopfront windows.  First floor elevation must be revised in order to provide 
clear views.  (UDO 5.15.6.L.2.)  
3. At time of final submittal, a site plan showing the placement of the structures is required in order to 
ensure compliance with the applicable lot standards including setbacks and building orientation. 
(Application Manual)  
4. The Application notes storefront windows on the second floor.  Provide additional information the 
windows. (5.15.6.I.)  
5. Provide additional information on service yard materials and configuration . (UDO Section 5.15.6.F.)  
6. A determination must be made by the HPC on the appropriateness of the use of the louvering 
enclosing/wall material the balconies.  Balconies may have roofs by are required to be open. (UDO 
Section 5.15.5.E.2.d. and UDO Section 5.15.6.G.3.)  
7. Building heights and widths shall be visually similar to those in the neighboring vicinity. In order to 
ensure the buildings within the project and neighboring sites are visually simmilar, provide additional 
information on the street scape proposed. (5.15.5.F.4.)  
8. For the final application provide a landscape plan noting foundation plantings, street tree locations, 
and any landscaping proposed for buffering; as well provide architectural details of the railing and 
baluster, gutter profile, shutters, a typical window detail, corner board/pilaster trim detail, water table 
detail and sections through the eave and wall depicting the material configuration and dimensions. 
(Applications Manual)  
1. The proposed building is a Main Street Building.  Main Street buildings must have an arcade, 
colonnade, marquee or awning along the front facade (arcades/colonnades are preferred).  Arcades / 
colonnades are required to have a minimum depth of 8 ft. from the build-to-line to the inside column 
face.  The proposed colonnade is under 8 ft. in depth and dead ends in the corner piece of the building 
prohibiting pedestrians to use as intended. Modify the elevation to include the use of one of the above 
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referenced architectural features required on a Main Street Building. (UDO Section 5.15.6.E.3.) The 
colonnade is 8 ft in depth. 
2. Additional information on the use of louvered screen on the balconies is required.  It is challenging to 
view this as a traditional configuration of genuine materials for a balcony design. Photo examples of this 
application may assist in clarifying intent.  

 
1. See Development Plan Amendment for Transportation Comments. Acknowledged. 
1. See Development Plan Amendment for Stormwater comments. Acknowledged. 
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Building 3 
 
 
1. Final Addressing will be provided at time of Subdivision Application. Acknowledge. 
 
1. Pending formal submittal of site plans showing the connectivity to BJWSA’s System. Acknowledge. 
 
1. HVAC units may not be located under the stairs per IBC section 1011.7.4. HVAC units have been 
removed/relocated. 
 
1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the Approved 
Development Plan for this site (DP-11-17-011473), a Development Plan Amendment (DPA) must be reviewed and 
approved by the Development Review Committee prior to issuance of this COFA.  A DPA has been submitted, 
however, all conditions must be satisfied, and an approval issued prior to the issuance of the COFA. Additionally, a 
subdivision application must be submitted, reviewed and approved prior to approval of the COFA. Acknowledged.  
The process is being led by Witmer Jones Keefer and Ward Edwards. 
 
2. The columns on the stairs and balconies are spaced further apart than they are tall.  Columns shall be spaced no 
farther apart than they are tall.  Columns must be reconfigured or additional columns added to meet the spacing 
requirements found above.  (UDO Section 5.15.6.H.) Additional columns have been added to ensure the required 
proportions.  The entire composition has been restudied to have a more residential character.  An additional 
break down of scale and massing is achieved as the building nears the Heyward House. 
 
3. At time of final submittal, a site plan showing the placement of the structures is required in order to ensure 
compliance with the applicable lot standards including setbacks and building orientation. (Application Manual) A 
site plan is provided by Witmer Jones Keefer  
 
4. A determination must be made by the HPC on the appropriateness of the use of the louvering enclosing/wall 
material at the balconies and stairwells.  Balconies may have roofs by are required to be open. (UDO Section 
5.15.5.E.2.d. and UDO Section 5.15.6.G.3.) Although we believe a creative use of a traditional louver detail is 
appropriate, the louvering details have been revised to a more traditional usage at service yards, unusable stair 
areas, and railings as in the provided images. 
 
5.For the final application provide a landscape plan noting foundation plantings, street tree locations, and any 
landscaping proposed for buffering; as well provide the shutter dog profile. (Applications Manual) A landscape plan 
is provided by Witmer Jones Keefer  
 
6. Building heights and widths shall be visually similar to those in the neighboring vicinity.  The proposed building is 
both wider and taller than almost anything within the immediate vicinity.  While the they have not exceeded the 
maximum SF or height for the Main Street Building type, they have not taken into account the mass and scale of 
the buildings in the immediate context as required by the ordinance, most specifically the Heyward House , Slave 
Quarters and Summer Kitchen (c. 1840) located directly behind the proposed structure. The intent of the Old Town 
Bluffton Historic District is to promote the educational, cultural, and general welfare of the public through the 
preservation, protection, and enhancement of the old, historic, and/or architecturally-worthy structures and areas 
of the Town; and to maintain such structures as visible reminders of the history and heritage of the Town.  The 
building must be reduced in size or the mass and scale mitigated through alternate design solutions. Alternate 
design solutions may include breaking the main mass into smaller scaled components.   (UDO Section 5.15.5.F.1.a. 
and 5.15.5.F.1.c., 5.15.1.C., 5.15.1.E. and the Old Town Master Plan). Within this section 5.15.5.F.2.a of the UDO it 
references simple compositions and no reference to roofs.  The more relevant massing roof section is Section 
5.15.5.F.2.b, which states Rooflines shall be simple, utilizing gables, hips, and sheds and should correspond to 
the massing of the building below.  This building certainly follows this guidance.  (clarification note associated 
with the right illustration of the standard).  Specific to Section 5.15.5.F.2.a, the building mass shall consist of a 
simple composition.  This building is a simple rectangular volume with hierarchy around the entries – very 
simple.  In addition Sections 5.15.5.F.2.a,c,d are massing techniques that are successful in large footprint 
buildings.  This is NOT a large format building, because they are only allowed in the Neighborhood Core HD 
Zoning District per section 5.15.5.F.11.a-2.  This project is located in the Neighborhood Center HD Zoning District.  
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Long unarticulated masses are not present.  Forms and roofs are continuous front to back as illustrated and 
relate to the building geometry below.  Roofs are hips, gables, and sheds as instructed.  As a preliminary matter, 
Section 5.15.5.F.1.a provides that “[b]uilding heights and widths shall be visually similar to those in the 
neighboring vicinity.“  This is not a requirement to be the same or even similar – it is a requirement to be 
“visually similar”. Section 5.15.4 requires that “[a] new buildings in the Old Town Bluffton Historic District must 
meet the criteria of a designated building type outlined in this Section, and therefore must follow the prescribed 
Urban Standards set forth for that type, within the respective Zoning Districts.” The Applicant believes it has 
done so with these designs.  Furthermore, even if there was a requirement to be the same as those in the 
vicinity, these buildings are in visual similar proportion to Gigi’s, Pearls, Seven Oaks, May River Montessori, 
Bluffton UMC, Church of the Cross, 14 Church Street, Planter’s Mercantile, Patz Brothers House, Fripp House. 
Specifically, the building height is visually similar to Seven Oak (nearly identical) and the building width is less 
that the May River Montessori.  The building footprint of this project is 3,500 SF.  The Montessori school main 
building has a building footprint of over 5,600 SF. The buildings are visually similar and in proportion to the 
recently approved Main Street buildings on Church Street, which are also adjacent to similarly scaled buildings in 
the neighborhood.   Finally, an additional breakdown of scale and height has been introduced as the building 
extends towards the Heyward House property.  An existing dense landscape buffer exists to preserve the 
character of the neighboring structures.  On a SF/acre (density) basis, the proposed development is less than the 
precedent Church St project.   
 
7. Building heights and widths shall be visually similar to those in the neighboring vicinity. They shall incorporate 
elements that give the building perceptible scale.  Large buildings in particular shall be designed to reduce their 
perceived height and mass by dividing the building into smaller scale components. The applicant should re-study 
the articulation of the massing of Building 3 by dividing the building into smaller scale, distinct components. The 
building’s floor plan and internal program is naturally divided into three sections on all floors, allowing it to be 
divided into three architecturally distinct elements. Alternatively it could be divided into two distinct elements, 
with one element combining two of the bays into a 2 storied mass and the second element consisting of the 
remaining taller 2.5 storied bay, which could be located on the side of the building adjacent to Building 2 rather 
than in its center, which would allow the scale to increase as it moves toward the corner.(UDO Sections 5.15.5.F.1.a 
& 5.15.5-F.2.) Within this section 5.15.5.F.2.a of the UDO it references simple compositions and no reference to 
roofs.  The more relevant massing roof section is Section 5.15.5.F.2.b, which states Rooflines shall be simple, 
utilizing gables, hips, and sheds and should correspond to the massing of the building below.  This building 
certainly follows this guidance.  (clarification note associated with the right illustration of the standard).  Specific 
to Section 5.15.5.F.2.a, the building mass shall consist of a simple composition.  This building is a simple 
rectangular volume with hierarchy around the entries – very simple.  In addition Sections 5.15.5.F.2.a,c,d are 
massing techniques that are successful in large footprint buildings.  This is NOT a large format building, because 
they are only allowed in the Neighborhood Core HD Zoning District per section 5.15.5.F.11.a-2.  This project is 
located in the Neighborhood Center HD Zoning District.  The buildings are visually similar and in proportion to 
the recently approved Main Street buildings on Church Street, which are also adjacent to similarly scaled 
buildings in the neighborhood.   On a SF/acre (density) basis, the proposed development is less than the 
precedent Church St project.  Finally, an additional breakdown of scale and height has been introduced as the 
building extends towards the Heyward House property.   
 
8. Building mass shall consist of a simple composition of basic building forms that follow a clear hierarchy. 
Furthermore, do not clump everything equally under one enormous roof” (clarification note associated with the 
left illustration of the standard).  Building 3’s massing approach currently does just that, by bringing all of the 
building’s mass together under one large roof.  Within this section 5.15.5.F.2.a of the UDO it references simple 
compositions and no reference to roofs.  The more relevant massing roof section is Section 5.15.5.F.2.b, which 
states Rooflines shall be simple, utilizing gables, hips, and sheds and should correspond to the massing of the 
building below.  This building certainly follows this guidance.  (clarification note associated with the right 
illustration of the standard).  Specific to Section 5.15.5.F.2.a, the building mass shall consist of a simple 
composition.  This building is a simple rectangular volume with hierarchy around the entries – very simple.  In 
addition Sections 5.15.5.F.2.a,c,d are massing techniques that are successful in large footprint buildings.  This is 
NOT a large format building, because they are only allowed in the Neighborhood Core HD Zoning District per 
section 5.15.5.F.11.a-2.  This project is located in the Neighborhood Center HD Zoning District.  The buildings are 
visually similar and in proportion to the recently approved Main Street buildings on Church Street, which are 
also adjacent to similarly scaled buildings in the neighborhood.   Finally, an additional breakdown of scale and 
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height has been introduced as the building extends towards the Heyward House property.   
 
9. In order to provide additional context for the impact of the proposed buildings and the neighboring sites, 
provide additional information on the massing next to neighboring residential structures on Green Street. The 
perspective images showing the relationship between the three proposed buildings and each other, as well as the 
relationship between Building 2, the Montessori School, and 55 Bridge Street are successful in providing 
information on how the street will look with Building 2 in place. As the major concern for mass and scale for 
Building 3 is with the relationship of the proposed structure and the neighboring Heyward House and outbuildings 
which are Contributing Structures, perspectives similar to the ones provided for Building 2 is requested. (UDO 
Section 3.2.2.E.) Additional illustrations have been provided to provide street level perspectives with the existing 
landscape in context.  In an analysis of the recently approved Church Street buildings in this district, these 
buildings have a similar composition and hierarchy.  In response to the architecture, the building has been 
completely redesigned to have a more residential character and detail.  The overall floor to floor height has been 
reduced to the minimum required. 
 
Recommendation: The roof overhangs seem somewhat timid and under-scaled relative to similar vernacular 
buildings in Bluffton, and would benefit from broader overhangs. In terms of more prescriptive standards, porch 
roof overhangs are required to be a minimum of 2 feet. It is unclear whether this standard is met on the two 
flanking porches.   (UDO Section 5.15.6.E.5.d. and 5.15.6.P.1.).   Overhangs have been extended and modified to a 
more residential character. 
 
Recommendation: Eaves are also detailed as enclosed eaves with a smooth Hardie Panel soffit and a crown at the 
fascia. Consider using exposed rafter tails or, if enclosing the eave, a bed molding should be added where the frieze 
and soffit intersect; also, the soffit should be finished with a beaded or v-groove tongue and groove (UDO Section 
5.15.6.P. 3-6).   Soffits have been modified and in certain areas proposed as exposed rafter tails in certain areas. 
 
Recommendation: Fenestration should draw from the Bluffton vernacular pattern as stated earlier, with a more 
transparent street level and more traditional residential character on upper levels with legible rhythms of vertical 
openings of a similar size. The inclusion of operable shutters is encouraged.   The building has been completely 
redesigned to have a more residential character. 
 
Recommendation: The large blank wall composed of fiber cement panels on the south façade does not contribute 
to the architectural character of the elevation and should be reconsidered. Recommendation: While main street 
buildings are permitted in the Neighborhood Center Historic District, it should be noted that they are required in 
the blocks to the north (the red lines referenced on the UDO map on 5-56), those requirements do not extend to 
this block, indicating the change in context as Calhoun Street extends toward the May River. The scale of such 
buildings in this district is regulated by both the half story lower height requirement (as compared with the 
Neighborhood Core Historic District), and the scale provisions listed above relating to contextual scale. Main Street 
buildings are permitted in this district and the provisions to ensure they are in scale and context are provided.  
These buildings meet the guidance for Main Street Buildings.  As noted in previous submittals, the intent of the 
fiber cement panel detail is to provide a “canvas” for local artists to apply mural to.  This particular mural is 
intended to be landscape oriented to blend with the already established landscape buffer. 
 
In addition to review by staff, The Town of Bluffton contracted Sottile and Sottile to provide additional review to 
speak to the architectural design, because of their background in HP and involvement in the adoption of the Old 
Town Master Plan. Additional suggestions include: UDO Section 5.15.6. states “A primary goal of this section is 
authenticity.” The standards encourage “Bluffton vernacular architecture and construction, and which draws its 
ornament and variety from the traditional assembly of genuine materials.”  The level of detailing on the proposed 
facades, when viewed from a close proximity is minimal, failing to draw significantly from local precedent, while 
the composition of the facades themselves is often overly complex [note staff comment 7 in contrast], relying on a 
variety of novel assemblies and juxtapositions while failing to achieve the very straightforward compositional 
legibility inherent in the Bluffton vernacular.   The scale and character of much of the fenestration also fails to draw 
adequately from local precedents. [the building has been completely redesigned to have a more residential scale 
and character] The best examples of traditional Bluffton Main Street Buildings incorporate a storefront and a 
higher level of transparency at the street level, while upper level residential and other non-retail uses incorporate 
more conventional residential fenestration patterns, with single or narrow double doors and vertically 
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proportioned windows forming a legible rhythm of voids that are generally similar in size.  [utilizing similar design 
techniques approved at the Church St. project, this building has been restudied] This is indicated by the sample 
illustration on 5-85 of the UDO, as well as in all of the Main Street Building precedents shown in this section [note 
per the UDO, *Precedent images are for illustrative purposes only, with no regulatory effect.  They are provided 
as examples, and shall not imply that every element in the photograph is permitted.].  This residential character 
is particularly important on this portion of Calhoun Street, on which the overall character is considerably more 
residential than portions further north toward May River Road.  The fenestration on a number of the facades 
proposed lack the clarity and hierarchy of these traditional examples, introducing a wide variety of glazing types 
and patterns and creating large expanses of transparency on upper residential levels, giving the upper levels more 
of a commercial feel.   This dilutes the traditional contrast in fenestration between a lower commercial level and an 
upper residential level that is inherent in the Lowcountry vernacular; resulting in facades that lack the clarity and 
legibility found in Bluffton’s best traditional Main Street Buildings. [the building has been redesigned to have more 
residential character and patterns] A viable solution for this site should be achievable within the parameters 
outlined above. The fundamental issue with the current proposal is that it lacks relatable scale within this specific 
context. While the UDO does set maximum footprint and height limits within this district, these upper limits should 
not be considered blanket entitlements that supersede other relevant and applicable standards that are also a part 
of the UDO, such as those requiring buildings to be visually similar in scale to those in the neighboring vicinity.  [the 
height has been reduced and the massing has been restudied to have a more residential character] A refinement 
of this project that addresses issues of fenestration, finishes, and secondary details, while failing to address the 
fundamental issue of building format and massing will not adequately address the most critical standards that the 
current proposal does not meet.   The project should be re-studied to address the issues above in order to meet 
the requirements and intent of the Bluffton UDO standards and the Old Town Master Plan principles. As 
documented, during the 1/13/2020 HPRC meeting, Ms. Heyward and several other members from the public 
gathered around the table and provided input on the project.  In order to understand her objections, a meeting 
took place at the Pine House on 3/4/2020.  Heather Colin was in attendance as a representative of the Town.  
During that meeting, Ms. Heyward suggested we meet with Christian Sottile of Sottile and Sottile.  Upon the 
urging of Heather Colin, on 3/19/2020, Ryan Hughes, Matt Cunningham, and James Atkins met with Mr. Sottile 
at his Savannah office.  We appreciated his personal opinions on the project and adjustments were explored.  
Mr. Sottile provide his meeting notes to the meeting participants as well as Ms. Heyward shortly after the 
meeting on 3/20/2020.  These meeting notes closely parallel the comments above.  While we certainly respect 
Mr. Sottile’s personal opinions on this project, it is disturbing that the Town retained Mr. Sottile after the 
Applicant, at the recommendation of UDO Administrator, undertook the additional time and expense to meet 
together with its consultants with Mr. Sottile in his Savannah office to discuss this project.  However, Mr. 
Sottile’s recommendations after that meeting misstated the availability to construct a Main Street Building type 
on this property and that mistake now carries over into the Staff comments.  It is our understanding that Mr. 
Sottile has not been retained by the Town in such a capacity since the adoption of the UDO and the Old Town 
Master Plan and we question his insertion in this process at this late stage. The Applicant has retained local 
consultants with considerable experience and the requisite skill and knowledge for this project.  At considerable 
expense the Applicant has strived to design a development respective of the site and Town goals set forth in the 
UDO and the Old Town Master Plan.  It is the UDO and the Old Town Master Plan that govern development of 
this site and not the subjective views of a third party. The insertion of a new consultant to the Staff and the HPC 
this late in the process with the statement that the project be “re-studied in order to meet the intent of the UDO 
and the Old Town Master Plan” is overly broad, not reflective of comments made previously by Staff to the 
application and not consistent with the UDO and the Old Town Master Plan.  Furthermore, the insertion of Mr. 
Sottile at this stage and the treatment of this Application is not consistent with the UDO nor the manner in 
which other projects in the Historic District have been treated and therefore unfair to the Applicant and we 
believe arbitrary.   
 
1. The proposed building is a Main Street Building.  Main Street buildings must have an arcade, colonnade, 
marquee or awning along the front facade (arcades/colonnades are preferred). The proposed structure does not 
have one of the above referenced architectural features, but proposes the use of bracketed balconies along the 
front elevation.  A determination by the full HPC must be made on the appropriateness of the use of bracketed 
balconies as an appropriate alternative to those features listed in the UDO.  (UDO Section 5.15.6.E.3.) Main Street 
buildings are permitted in this district and the provisions to ensure they are in scale and context are provided.  
These buildings meet the guidance for Main Street Buildings.  Within the redesign, the introduction of an 8 ft 
colonnade has been achieved.   
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2. Additional information on the use of louvered screen on the balconies is required.  It is challenging to view this 
as a traditional configuration of genuine materials for a balcony design. Photo examples of this application may 
assist in clarifying intent. This appears to be a duplicated from the previous HPRC Town comments, but have been 
addressed in this submission.  Additionally, as noted above, the louver details have been modified. 
 
1. See Development Plan for Transportation Comments. Acknowledged. 
1. See Development Plan for Watershed Comments. Acknowledged. 
 
1. Proposed Addresses for Resubmittal The apartments addresses will stay the same, but the office spaces could 
change depending on if the units could be subdivided again. - 71# Calhoun Street Unit 100, Unit 101, Unit 102, Unit 
200, Unit 201, Unit 202 and Unit 300 Acknowledged. 
 
1. Pending formal submittal of site plans showing the connectivity to BJWSA’s System. Acknowledged. 
 
1. HVAC units may not be located under the stairs per IBC section 1011.7.4. The HVAC units have been 
removed/relocated. 
 
The below comments appear to be a copy of the previous comments from the submission on 1/13/2020 and 
were resolved in the current submission as noted in the application.  These comments have been addressed 
above. 

1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the 
Approved Development Plan for this site (DP-11-17-011473), a Development Plan Amendment (DPA) 
must be reviewed and approved by the Development Review Committee prior to issuance of this COFA.  
A DPA has been submitted, however, all conditions must be satisfied, and an approval issued prior to the 
issuance of the COFA. Additionally, a subdivision application must be submitted, reviewed and approved 
prior to approval of the COFA.  
2. The columns on the stairs and balconies are spaced further apart than they are tall.  Columns shall be 
spaced no farther apart than they are tall.  Columns must be reconfigured or additional columns added to 
meet the spacing requirements found above.  (UDO Section 5.15.6.H.)  
3. At time of final submittal, a site plan showing the placement of the structures is required in order to 
ensure compliance with the applicable lot standards including setbacks and building orientation. 
(Application Manual)  
4. Provide additional information on the massing next to neighboring residential structures on Bridge 
Street.  The structure will be located directly next to the Slave House and Summer Kitchen at the rear of 
the Heyward House property.  Both of these outbuildings are Contributing Structures within the Old 
Town Bluffton Historic District.  The intent of the Old Town Bluffton Historic District is to promote the 
educational, cultural, and general welfare of the public through the preservation, protection, and 
enhancement of the old, historic, and/or architecturally-worthy structures and areas of the Town; and to 
maintain such structures as visible reminders of the history and heritage of the Town.  Building heights 
and widths shall be visually similar to those in the neighboring vicinity.  Provide additional information on 
the massing of the proposed new construction next to the existing neighboring structures.  (UDO Sections 
5.15.5.F.1., 5.15.5.F.4., 5.15.1.C., 5.15.1.E. and the Old Town Master Plan).  
5. The Application notes storefront windows on the second floor.  Provide additional information the 
windows. (5.15.6.I.)  
6. Provide additional information on service yard materials and configuration . (UDO Section 5.15.6.F.)  
7. A determination must be made by the HPC on the appropriateness of the use of the louvering 
enclosing/wall material the balconies.  Balconies may have roofs by are required to be open. (UDO 
Section 5.15.5.E.2.d. and UDO Section 5.15.6.G.3.) 
8. The stucco paneling along the side elevations changes materials on mid plane.  Material changes in the 
same plane or at exterior corners is not permitted.  The material or configuration of the material change 
must be modified to meet the above standard (UDO Section 5.15.6.N.)  
9. For the final application provide a landscape plan noting foundation plantings, street tree locations, 
and any landscaping proposed for buffering; as well provide architectural details of the railing and 
baluster, gutter profile, shutters, a typical window detail, corner board/pilaster trim detail, water table 
detail and sections through the eave and wall depicting the material configuration and dimensions. 
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(Applications Manual)  
 

1. The proposed building is a Main Street Building.  Main Street buildings must have an arcade, 
colonnade, marquee or awning along the front facade (arcades/colonnades are preferred). The proposed 
structure does not have one of the above referenced architectural features, but proposes the use of 
bracketed balconies along the front elevation.  A determination by the full HPC must be made on the 
appropriateness of the use of bracketed balconies as an appropriate alternative to those features listed in 
the UDO.  (UDO Section 5.15.6.E.3.)  
2. Additional information on the use of louvered screen on the balconies is required.  It is challenging to 
view this as a traditional configuration of genuine materials for a balcony design. Photo examples of this 
application may assist in clarifying intent.  
3. While shutters are not required, when they are proposed they must be applied in a consistent manner. 
Add shutters to the all windows that can accept them. (UDO Section 5.15.6.A. and Section 5.15.5.F.4.c.)  
4. On the West Elevation, consider adding a bracket to the extended roof over the stairs to provide a 
similar feature to the bracket used on the lower east elevation roofs.  
5. The Application notes the chimney as being brick, but the plans do not show a chimney.  Provide 
additional information to clarify if a chimney is proposed.  

 
1. See Development Plan Amendment for Transportation Comments.  Acknowledged. 
1. See Development Plan Amendment for Stormwater comments. Acknowledged. 
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TOWN OF BLUFFTON 
CERTIFICATE OF APPROPRIATENESS- OLD TOWN BLUFFTON 
HISTORIC DISTRICT (HD) APPLICATION 

Town of Bluffton Certificate of Appropriateness-Historic District Application Last Updated:  4/8/2014 

Growth Management Customer Service Center 
20 Bridge Street 

Bluffton, SC 29910 
(843)706-4522 

www.townofbluffton.sc.gov 
applicationfeedback@townofbluffton.com 

Applicant Property Owner 

Name: Name: 

Phone: Phone: 

Mailing Address: Mailing Address: 

E-mail: E-mail: 

Town Business License # (if applicable): 

Project Information (tax map info available at http://www.townofbluffton.us/gis/) 

Project Name: Conceptual: Final: Amendment: 

Project Location: Application for: 

 New Construction    

      Renovation/Rehabilitation/Addition 

      Relocation or Demolition   

Zoning District: 

Acreage: 

Tax Map Number(s): 

Project Description: 

Minimum Requirements for Submittal 
1. Full sized copies and digital files of the Site Plan(s).  One (1) set for Conceptual, two (2) sets for Final
2. Full sized copies and digital files of the Architectural Plan(s). One (1) set for Conceptual, two (2) sets for Final
3. Project Narrative describing reason for application and compliance with the criteria in Article 3 of the UDO.
5. All information required on the attached Application Checklist.
6. An Application Review Fee as determined by the Town of Bluffton Master Fee Schedule. Checks made payable

to the Town of Bluffton.

Note: A Pre-Application Meeting is required prior to Application submittal. 

Disclaimer: 
The Town of Bluffton assumes no legal or financial liability to the applicant or any 
third party whatsoever by approving the plans associated with this permit. 

I hereby acknowledge by my signature below that the foregoing application is complete and accurate and that I am 
the owner of the subject property.  As applicable, I authorize the subject property to be posted and inspected. 

Property Owner Signature: Date: 

Applicant Signature: Date: 

For Office Use 

Application Number: Date Received:  

Received By:  Date Approved:  
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TOWN OF BLUFFTON 
CERTIFICATE OF APPROPRIATENESS-  

OLD TOWN BLUFFTON HISTORIC DISTRICT (HD) APPLICATION 
PROCESS NARRATIVE 

Town of Bluffton Certificate of Appropriateness- Historic District Application                                                                      Last Updated:  4/8/2014                     

 
The following Process Narrative is intended to provide Applicants with an understanding of the respective application process, 
procedures and Unified Development Ordinance (UDO) requirements for obtaining application approval in the Town of Bluffton.  While 
intended to explain the process, it is not intended to repeal, eliminate or otherwise limit any requirements, regulations or provisions of 
the Town of Bluffton’s UDO. Compliance with these procedures will minimize delays and assure expeditious application review.  
 
Step 1.  Pre-Application Meeting Applicant & Staff 

Prior to the filing of a Certificate of Appropriateness-HD Application, the Applicant is required to consult with the UDO Administrator at 
a Pre-Application Meeting for comments and advice on the appropriate application process and the required procedures, 
specifications, and applicable standards required by the UDO.  

Step 2.  Application Check-In Meeting – Concept Review Submission Applicant & Staff 

Upon receiving input from Staff at the Pre-Application Meeting, the Applicant may submit a Concept Review Submission of the 
Certificate of Appropriateness Application with the required submittal materials during an Application Check-In Meeting where the 
UDO Administrator will review the submission for completeness.  

Step 3.  Review by UDO Administrator and HPC Staff 

If the UDO Administrator determines that the Concept Review Submission of the Certificate of Appropriateness-HD Application is 
complete, it shall be forwarded to the Historic Preservation Review Committee. The Review Committee shall review the application 
and prepare written comment for review with the Applicant. 

Step 4.  Historic Preservation Review Committee  Applicant, Staff & Historic Preservation 
Review Committee 

A public meeting shall be held with the Applicant to the review the Review Committee’s Staff Report and discuss the application. The 
Review Committee shall review the Concept Review Submission for compliance with the criteria and provisions in the UDO. The 
Applicant will be given the opportunity to address comments, if any, and resubmit the application materials to proceed to the Final 
Review Submission.   

Step 5.  Application Check-In Meeting - Final Review Submission Applicant & Staff 

The Applicant shall submit the completed Final Review Submission of the Certificate of Appropriateness Application with the required 
submittal materials during a mandatory Application Check-In Meeting where the UDO Administrator will review the submission for 
completeness. 

Step 6.  Historic Preservation Commission Meeting Applicant, Staff & Historic Preservation 
Commission 

A public meeting shall be held with the Applicant where the HPC shall review the Final Application materials of the Certificate of 
Appropriateness-HD Application for compliance with the criteria and provisions in the UDO.  The HPC may approve, approve with 
conditions, or deny the application. 

Step 7. Issue Certificate of Appropriateness Staff 

If the HPC approves the Certificate of Appropriateness-HD Application, the UDO Administrator shall issue the Certificate of 
Appropriateness-HD. 
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TOWN OF BLUFFTON  
CERTIFICATE OF APPROPRIATENESS – HISTORIC DISTRICT  

PROJECT ANALYSIS 

  Last Updated: 4/8/2014 

 In accordance with the Town of Bluffton Unified Development Ordinance (UDO), the following information shall 
be included as part of a Certificate of Appropriateness application submitted for review by the Historic 
Preservation Commission (HPC) and the Historic Preservation Review Committee.  The use of this checklist by 
Town Staff or the Applicant shall not constitute a waiver of any requirement contained in the UDO. 
 

1. DESIGN REVIEW PHASE CONCEPTUAL REVIEW   FINAL REVIEW 
2. SITE DATA 
Identification of Proposed Building Type (as defined in Article 5): 

Building Setbacks Front: Rear: Rt. Side: Lt. Side: 

3. BUILDING DATA 

Building 
Description 

(Main House, Garage, Carriage 
House, etc.) 

Existing Square 
Footage 

Proposed Square 
Footage 

Main Structure    

Ancillary    

Ancillary    

4. SITE COVERAGE 

Impervious Coverage Coverage (SF) 

Building Footprint(s)  

Impervious Drive, Walks & Paths  

Open/Covered Patios  

A.TOTAL IMPERVIOUS COVERAGE  

B.TOTAL SF OF LOT  

% COVERAGE OF LOT (A/B= %)  

5. BUILDING MATERIALS 

Building Element Materials, Dimensions, 
and Operation  

Building Element Materials, Dimensions, 
and Operation 

Foundation  Columns  

Walls  Windows  

Roof  Doors  

Chimney  Shutters  

Trim  Skirting/Underpinning  

Water table  Cornice, Soffit, Frieze  

Corner board  Gutters  

Railings  Garage Doors  

Balusters  
Green/Recycled Materials 

 

Handrails   

ATTACHMENT 5



TOWN OF BLUFFTON  
CERTIFICATE OF APPROPRIATENESS – HISTORIC DISTRICT  

APPLICATION CHECKLIST 

Town of Bluffton Applications Manual 2 of 3 Last Updated:  4/8/2014 

Note:  Certificate of Appropriateness application information will vary depending on the activities proposed.  
At a minimum, the following items (signified by a grayed checkbox) are required, as applicable to the 
proposed project.   

Concept Final BACKGROUND INFORMATION.   

  COMPLETED CEFTIFICATE OF APPROPRIATENESS-HD APPLICATION: A 
competed and signed application providing general project and contact information.    

  PROPERTY OWNER CONSENT:  If the applicant is not the property owner, a letter of 
agency from the property owner is required to authorize the applicant to act on behalf of 
the property owner. 

  PROJECT NARRATIVE:  A detailed narrative describing the existing site conditions and 
use, the proposed development intent with proposed uses and activities that will be 
conducted on the site.  Include a description of the proposed building type and proposed 
building materials as permitted in Article 5.  

  DEED COVENANTS/RESTRICTIONS:  A copy of any existing deed covenants, 
conditions and restrictions, including any design or architectural standards that apply to 
the site.  

  ADDITIONAL APPROVALS: A written statement from the Declarant of any deed 
covenants, conditions, or restrictions and/or the Review Body of any design or 
architectural standards that the current design has been reviewed for consistency with the 
established restrictions/design principles and approved.    

Concept Final SITE ASSESSMENT.   
  

 
LOCATION MAP: Indicating the location of the lot and/or building within the Old Town 
Bluffton Historic District with a vicinity map. 

  PROPERTY SURVEY:  Prepared and sealed by a Registered Land Surveyor indicating the 
following, but not limited to: 
x All property boundaries, acreage, location of property markers, name of county, municipality, 

project location, and parcel identification number(s); 
x Municipal limits or county lines, zoning, overlay or special district boundaries, if they traverse 

the tract, form a part of the boundary of the tract, or are contiguous to such boundary; 
x All easements of record, existing utilities, other legal encumbrances, public and private 

rights-of-way, recorded roadways, alleys, reservations, and railways;  
x Existing watercourses, drainage structures, ditches, one-hundred (100) year flood elevation, 

OCRM critical line, wetlands or riparian corridors top of bank locations, and protected lands 
on or adjacent to the property; 

x Location of existing buildings, structures, parking lots, impervious areas, public and private 
infrastructure, or other man-made objects located on the development property; and 

x North arrow, graphic scale, and legend identifying all symbology.    

 
 

 SITE PLAN:  Showing layout and design indicating, but not limited to:  
x All property survey information showing all building footprint(s) with finish floor elevations, 

setbacks and build-to lines, building location(s), building orientation(s); 
x Overall lot configuration depicting ingress/egress, circulation, driveways, parking areas, 

patios, decks, pools, hardscape, service yards and all other site amenities;  
x Pedestrian circulation elements and ensuring design shows ADA accessibility compliance. 

Location, layout, and number of vehicular and bicycle parking spaces bicycle parking, and 
ensuring design shows ADA accessibility compliance; and 

x Include detailed dimensions as necessary and appropriate to demonstrate compliance with 
all applicable standards and requirements. 
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TOWN OF BLUFFTON  
CERTIFICATE OF APPROPRIATENESS – HISTORIC DISTRICT  

APPLICATION CHECKLIST 

Town of Bluffton Applications Manual 3 of 3 Last Updated:  4/8/2014 

 
 

SIGN AND RETURN THIS CHECKLIST WITH THE APPLICATION SUBMITTAL 
ALL SUBMITTALS MUST BE COLLATED AND FOLDED TO 8-1/2” X 11” 

 
By signature below I certify that I have reviewed and provided the submittal items listed above.  Further, I 
understand that failure to provide a complete, quality application or erroneous information may result in the delay 
of processing my application(s). 
 
 
______________________________________________________  _______________________ 
Signature of Property Owner or Authorized Agent    Date 
 
 
______________________________________________________ 
Printed Name 

  
 

PHOTOS: Comprehensive color photograph documentation of the property, all exterior 
facades, and the features impacted by the proposed work.  If digital, images should be at 
a minimum of 300 dpi resolution.  

Concept Final ARCHITECTURAL INFORMATION. 

  CONCEPTUAL ARCHITECTURAL SKETCHES:  Sketch of plans, elevations, details, 
renderings, and/or additional product information to relay design intent.   

  FLOOR/ROOF PLANS:  Illustrate the roof and floor plan configurations.  Include all 
proposed uses, walls, door & window locations, overall dimensions and square footage(s).  

  ELEVATIONS:  Provide scaled and dimensioned drawings to illustrate the exterior 
appearance of all sides of the building(s).  Describe all exterior materials and finishes and 
include all building height(s) and heights of appurtenance(s) as they relates to adjacent 
grade, first floor finished floor elevations, floor to ceiling height for all stories, existing and 
finish grades for each elevation.  

  
 
 

ARCHITECTURAL DETAILS:  Provide scaled and dimensioned drawings to show the 
configuration and operation of all doors, windows, shutters as well as the configuration 
and dimensional information for columns and porch posts, corner boards, water tables, 
cupolas and roof appurtenances, gutters and downspouts, awnings, marquees, balconies, 
colonnades, arcades, stairs, porches, stoops and railings.  

 
 

 
 

MANUFACTURER’S CUT SHEET/SPECIFICATIONS:  Include for all atypical building 
elements and materials not expressly permitted by Article 5 of the UDO with sizes and 
finishes noted.  

Concept Final LANDSCAPE INFORMATION. 
  TREE REMOVAL PLAN:  A site plan indicating location, species, and caliper of existing 

trees and trees to be removed. 
  LANDSCAPE PLAN:  Plan must include proposed plant materials including names, 

quantities, sizes and location, trees to be removed/preserved/relocated, areas of planting, 
water features, extent of lawns, and areas to be vegetated.  Plant key and list to be 
shown on the landscape plan as well as existing and proposed canopy coverage 
calculations.   

Concept Final ADDITIONAL REQUIRED INFORMATION (Single-Family Residential Excluded). 
  PRELIMINARY DEVELOPMENT PLAN APPLICATION:  Submit a Preliminary 

Development Plan Application along with all required submittal items as depicted on the 
application checklist.    

ATTACHMENT 5

JAtkins
Typewritten Text
7/1/2020

JAtkins
Typewritten Text
James C. Atkins



©
 C

O
PY

RI
G

HT
 2

01
9 

C
O

UR
T 

A
TK

IN
S 

G
RO

UP
 -

TH
IS

 D
RA

W
IN

G
 IS

 T
HE

 P
RO

PE
RT

Y 
O

F 
TH

E 
 A

RC
HI

TE
C

T 
A

N
D

 IS
 N

O
T 

TO
 B

E 
RE

PR
O

D
UC

ED
 IN

 W
HO

LE
 O

R 
IN

 P
A

RT
 B

Y 
A

N
Y 

M
EA

N
S 

O
R 

M
ET

HO
D

 W
IT

HO
UT

TH
E 

EX
PR

ES
S 

W
RI

TT
EN

 C
O

N
SE

N
T 

O
F 

TH
E 

A
RC

HI
TE

C
T.

 A
N

Y 
UN

A
UT

HO
RI

ZE
D

 R
EP

RO
D

UC
TI

O
N

 O
R 

RE
US

E 
O

F 
 T

HE
SE

 D
O

C
UM

EN
TS

 W
IL

L 
RE

SU
LT

 IN
 L

EG
A

L 
A

C
TI

O
N

.

71 CALHOUN STREET- BUILDING 1
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LOFT APARTMENT
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FIRST FLOOR HT.

LOFT FLOOR

SECOND FLOOR
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RIDGE HEIGHT

38
' -

 0
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SMOOTH FIBER CEMENT 
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STANDING SEAM 
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WOOD RAILING

MARVIN CLAD WINDOW 
UNIT
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FIRST FLOOR HT.

LOFT FLOOR

SECOND FLOOR
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12

8
2x10 ROOF RAFTERS W/ HURRICANE CLIPS (SEE STRUCTURAL ENG. DOCUMENTS FOR ALL 
CONNECTION AND TIE DOWN DETAILS / INTERVALS)

HIGH-TEMP ICE AND WATER SHIELD PER
MANUFACTURER'S SPECIFICATIONS ON ALL ROOF SLOPES

15/32" EXTERIOR STRUCTURAL ROOF SHEATHING (SEE STRUCTURAL 
ENG. DOCUMENTS)

CONT. ICYNENE FOAM INSULATION (OR EQUAL), G.C. TO PROVIDE MEP SYSTEM 
REQUIREMENTS, SHOP DRAWINGS, AND FOAM APPLICATION PROCEDURES FOR 
ARCHITECT'S REVIEW (TYP. WHERE SHOWN)

CONT. 2x8 PT WOOD TRIM(CUT TO SLOPE)

CONT. METAL FLASHING/DRIP EDGE

1x3 HARDIE FASCIA

BOARD AND BATTEN SIDING

2x6 TYPICAL EXTERIOR WALL CONSTRUCTION AT 16" O.C.

CONT. ICYNENE FOAM INSULATION (OR EQUAL)

2x6 RAFTER TAILS - SISTERED TO ROOF RAFTERS @ 16" O.C.

5 
1/

2" 2x DRYWALL NAILER 

1X6 HARDIE TRIM ( CUT TO SLOPE)

1X6 PT V-GROOVE SOFFIT

2X6 WOOD STUD
EXTERIOR WALL 
FRAMING 

5/8" GYP. 

SMOOTH FIBER CEMENT
LAP SIDING 7"- EXPOSURE 

PT 2x3 WATER TABLE
BELOW W/ CONT. 
METAL FLASHING 

PT 2x6 
CORNER BOARD 
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07/01/2020

1" = 1'-0"
1 EAVE DETAIL

1/2" = 1'-0"
2 CORNER BOARD PLAN DETAIL
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FIRST FLOOR HT.

LOFT FLOOR

SECOND FLOOR

PT 2x3 WATER TABLE W/ CONT. 
METAL FLASHING ON 1x8 OVER  
2x4 TRIM

5/8 GYP.

2X6 DOUBLE TOP PLATE

RIM JOIST & PERIMETER BEAM 
PER STRUCTURAL ENGINEER DOCUMENTS

5/8" THRU BOLT
BLOCK BETWEEN STUDS

SIMPSON LRU 26 Z
HANGER AT EACH RAFTER

5/8" THRU BOLT
BLOCK BETWEEN STUDS

COUNTER SUNK AND DRILLED 
BOLTS TO BE PLUGGED, SANDED 

SMOOTH AND PAINTED

COUNTER SUNK AND DRILLED 
BOLTS TO BE PLUGGED, SANDED 

SMOOTH AND PAINTED

6X6 PT

5/4 X 6 
HARDIE TRIM

5'-0"

6 X 12 PT

HURRICANE ANCHOR
AT EACH RAFTER PER

ENGINEER

NON VENTED SMOOTH
FIBER CEMENT SOFFIT

FLASHING

METAL ROOF STANDING SEAM

PT 2x3 WATER TABLE W/ CONT. METAL 
FLASHING ON 1x8 OVER  2x4 TRIM

METAL ROOF STANDING SEAM; ON 
HIGH TEMP ICE AND WATER SHIELD ON 
15/32 PT SHEATHING

BAHAMA SHUTTER 
BEYOND

SMOOTH FIBER CEMENT LAP SIDING - 7" EXPOSURE 
ON UNDERLAY ON 1/2" SHEATHING

3" / 12"

3" / 12"

2X6 DOUBLE TOP PLATE
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2x6 KDAT BOTTOM RAIL - CUT 
TO 5"

3 
1/

2"
5'

-8
 1

/2
"

1 
1/

2"

6'
-0

"

1x8 KDAT TRIM (3/8" 
CHAMFER)

HINGE SIDE @ COLUMN

6x6 KDAT POST

1x4 KDAT SURROUND AND FRAME 
(EACH SIDE)

2x10 KDAT CAP CUT TO 8 1/2" & 
CHAMFER CAP

2x6 KDAT CAP CUT TO 5" & CHAMFER 
TOP

SERVICE SLAB
V.I.F.

T.O. SERVICE WALL
6'-0" ASF (SLAB)

2x6 KDAT INSIDE OF OPENING AS 
NAILER FOR 1x6

1x6 HORZ. KDAT EACH SIDE 
WITH 1 1/4" GAP. BOARDS 
OVERLAP FRONT TO BACK TO 
FULLY SCREEN SERVICE AREA
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1" = 1'-0"
1 TYP. SERVICE YARD DETAIL
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FIRST FLOOR HT.

LOFT FLOOR

SECOND FLOOR

STANDING SEAM METAL ROOF - INSTALL PER MANUF. 
SPECS.

1X6 PT V -GROOVE CEILING

1X3 HARDIE FASCIA

10" COX COLUMN

2x6 ROOF RAFTERS W/ HURRICANE CLIPS 
(SEE STRUCTURAL ENG. DOCUMENTS FOR 
ALL CONNECTION AND TIE DOWN DETAILS / 
INTERVALS)

1X12 HARDIE TRIM BAND (BLOCKING AS
NEEDED) ON 1X8 HARDIE TRIM BAND

2x6 RAFTER TAILS - SISTERED TO ROOF 
RAFTERS @ 16" O.C.

5/4 x 6 PT WOOD DECKING

2X4 WITH CHAMFER

2X2 WITH CHAMFER

COX COLUMN BEYOND

2X2 WOOD PICKET WITH 4 1/2" O.C.

2X4 WITH CHAMFER

2"

1x4 KDAT SLEEPERS @ 24" O.C.

PT WOOD 3X6 TRIM BAND

1X10 HARDIE TRIM

BUILT UP BEAM: SEE STRUCTURAL

BRICK COLUMN

12
' -

 0
"

10
' -

 0
"

AL
IG

N

1x6 PT V - GROOVE
CEILING

3" / 12"

1X6 HARDIE TRIM

1X6 HARDIE TRIM

©
 C

O
PY

RI
G

HT
 2

01
9 

C
O

U
RT

 A
TK

IN
S 

G
RO

U
P71 CALHOUN STREET-

BUILDING 1
07/01/2020

1/2" = 1'-0"
1 PORCH SECTION DETAIL

ATTACHMENT 6



5'
 - 

4"
5' - 4" 2' - 8"

5'
 - 

4"

PT 2X3 DRIP CAP
METAL FLASHING

PT 2X6 HEAD TRIM

PT 5/4 X 4 JAMB TRIM

PT 3X3 WOOD SILL

BAHAMA WOOD 
SHUTTER

PT 2X3 DRIP CAP
METAL FLASHING

PT 2X6 HEAD TRIM

PT 5/4 X 4 JAMB TRIM

PT 3X3 WOOD SILL

BAHAMA WOOD 
SHUTTER
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71 Calhoun Street

PLAN REVIEW COMMENTS FOR COFA-10-19-013647
Town of Bluffton

Department of Growth Management

20 Bridge Street   P.O. Box 386   Bluffton, South Carolina 29910

Telephone 843-706-4522

OLD TOWN

Plan Type: Apply Date:

Plan Status: Plan Address: 71 Calhoun St
BLUFFTON, SC  29910

Historic District

Active

10/31/2019

Plan PIN #:Case Manager: R610 039 00A 0099 0000Katie Peterson

Plan Description: Building 1 A request by Court Atkins, Inc. on behalf of Cunningham, LLC for review of a Certificate of 
Appropriateness to allow the construction of a two and a half-story mixed-use building of approximately 
8,000 SF located at 71 Calhoun Street and is zoned Neighborhood Center – HD.  
STATUS:  The application was reviewed at the November 18, 2019 HPRC meeting and comments were 
provided to the Applicant. The Applicant submitted a second conceptual application for review by the HPRC. 
It was reviewed at the January 13, 2020 HPRC meeting and comments were provided to the Applicant.  A 
final application has been submitted and is being reviewed for conformance with the UDO and is scheduled 
to be heard at the May 4 digital HPRC meeting.

 Staff Review (HD)

 Submission #: 2  Recieved: 05/01/2020 Completed: 05/01/2020

Reviewing Dept. Complete Date StatusReviewer

Approved with Conditions05/01/2020Building Safety Review Richard Spruce

Comments:

1. Reconsider the placement of the bedroom windows opening directly onto a rated stair.  Openings not permitted through this wall. 
The windows may open to an exterior walkway but not the stair.

Approved with Conditions05/01/2020Growth Management Dept Review 
(HD)

Katie Peterson

Comments:
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1.As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the Approved Development Plan for 
this site (DP-11-17-011473), a Development Plan Amendment (DPA) must be reviewed and approved by the Development Review 
Committee prior to issuance of this COFA.  A DPA has been submitted, however, all conditions must be satisfied, and an approval 
issued prior to the issuance of the COFA. Additionally, a subdivision application must be submitted, reviewed and approved prior to 
approval of the COFA.
2.At time of final submittal, a site plan showing the placement of the structure is required in order to ensure compliance with the 
applicable lot standards including setbacks and building orientation. (Application Manual)
3. While the applicant has provided precedent images from Old Town of louvers being used on building exteriors, the uses depicted 
in the provided photographs, as secondary or utilitarian elements are not directly analogous to their use on the facades of this 
building, as the louvers are being proposed as a primary character defining feature on the main street facade. This is a novel use 
that is without precedent in the vernacular architecture of Bluffton. The composition of porches should be straightforward, clear and 
legible and should incorporate the vernacular conventions of symmetry, proportion and detailing.  A determination must be made by 
the HPC on the appropriateness of the use of the louvring enclosing/wall material the balconies.  Balconies may have roofs by are 
required to be open. (UDO Section 5.15.5.E.2.d. and UDO Section 5.15.6.G.3.)
4. Windows openings shall be oriented vertically.  It appears that the two small windows in Unit 200, in the stairwell, may be 
horizontal in orientation.  Provide additional information on the window dimensions as it is unclear if they meet this requirement. 
(UDO Section 5.15.6.I.1 .b.)
5. For the final application provide a landscape plan noting foundation plantings, street tree locations, and any landscaping 
proposed for buffering; as well provide architectural details of the shutter dog style and water table. (Applications Manual)
6. Building heights and widths shall be visually similar to those in the neighboring vicinity.  The proposed building is both wider and 
taller than almost anything within the immediate vicinity.  While the they have not exceeded the maximum SF or height for the Main 
Street Building type, they have not taken into account the mass and scale of the buildings in the immediate context as required by 
the ordinance. The building must be reduced in size or the mass and scale mitigated through alternate design solutions. Alternate 
design solutions may include breaking the main mass into smaller scaled components.   (UDO Section 5.15.5.F.1.a. and 
5.15.5.F.1.c.)
7.Building mass shall consist of a simple composition of basic building forms that follow a clear hierarchy. Furthermore, do not 
clump everything equally under one enormous roof” (clarification note associated with the left illustration of the standard). Building 
1’s massing approach currently does just that, by bringing all of the building’s mass together under one large roof. Note: Once the 
masses are divided, porches should serve as singular unifying elements on each mass rather than being repetitive facade features 
on a single consolidated mass.  (UDO Section  5.15.5.F.2.a)
8. In order to provide additional context for the impact of the proposed buildings and the neighboring sites, provide additional 
information on the massing next to neighboring residential structures on Green Street. The perspective images showing the 
relationship between the three proposed buildings and each other, as well as the relationship between Building 2, the Montessori 
School, and 55 Bridge Street are successful in providing information on how the street will look with Building 2 in place. As the major 
concern for mass and scale for Building 1 are with the relationship of the proposed structure and the neighboring residential 
structure at 57 Calhoun Street, a perspective similar to the ones provided for building 2 is requested. (UDO Section 3.2.2.E.)
Recommendation: The roof overhangs seem somewhat timid and under-scaled relative to similar vernacular buildings in Bluffton, 
and would benefit from broader overhangs. In terms of more prescriptive standards, porch roof overhangs are required to be a 
minimum of 2 feet (UDO Section 5.15.6.E.5.d. and 5.15.6.P.1).   
Recommendation: Eaves are also detailed as enclosed eaves with a smooth Hardie Panel soffit and a crown at the fascia. Consider 
using exposed rafter tails or, if enclosing the eave, a bed molding should be added where the frieze and soffit intersect; also, the 
soffit should be finished with a beaded or v-groove tongue and groove. (UDO Section 5.15.6.P.3.6).   
Recommendations: While main street buildings are permitted in the Neighborhood Center Historic District, it should be noted that 
they are required in the blocks to the north (the red lines referenced on the UDO map on 5-56), those requirements do not extend to 
this block, indicating the change in context as Calhoun Street extends toward the May River. The scale of such buildings in this 
district is regulated by both the half story lower height requirement (as compared with the Neighborhood Core Historic District), and 
the scale provisions listed above relating to contextual scale.
In addition to review by staff, The Town of Bluffton contracted Sottile and Sottile to provide additional review to speak to the 
architectural design, because of their background in HP and involvement in the adoption of the Old Town Master Plan. Additional 
suggestions include:
UDO Section 5.15.6. states “A primary goal of this section is authenticity.” The standards encourage “Bluffton vernacular 
architecture and construction, and which draws its ornament and variety from the traditional assembly of genuine materials.”  The 
level of detailing on the proposed facades, when viewed from a close proximity is minimal, failing to draw significantly from local 
precedent, while the composition of the facades themselves is often overly complex, relying on a variety of novel assemblies and 
juxtapositions while failing to achieve the very straightforward compositional legibility inherent in the Bluffton vernacular.   
The scale and character of much of the fenestration also fails to draw adequately from local precedents. The best examples of 
traditional Bluffton Main Street Buildings incorporate a storefront and a higher level of transparency at the street level, while upper 
level residential and other non-retail uses incorporate more conventional residential fenestration patterns, with single or narrow 
double doors and vertically proportioned windows forming a legible rhythm of voids that are generally similar in size.   
This is indicated by the sample illustration on 5-85 of the UDO, as well as in all of the Main Street Building precedents shown in this 
section.  This residential character is particularly important on this portion of Calhoun Street, on which the overall character is 
considerably more residential than portions further north toward May River Road.  
The fenestration on a number of the facades proposed lack the clarity and hierarchy of these traditional examples, introducing a 
wide variety of glazing types and patterns and creating large expanses of transparency on upper residential levels, giving the upper 
levels more of a commercial feel.   This dilutes the traditional contrast in fenestration between a lower commercial level and an 
upper residential level that is inherent in the Lowcountry vernacular; resulting in facades that lack the clarity and legibility found in 
Bluffton’s best traditional Main Street Buildings. 
A viable solution for this site should be achievable within the parameters outlined above. The fundamental issue with the current 
proposal is that it lacks relatable scale within this specific context. While the UDO does set maximum footprint and height limits 
within this district, these upper limits should not be considered blanket entitlements that supersede other relevant and applicable 
standards that are also a part of the UDO, such as those requiring buildings to be visually similar in scale to those in the neighboring 
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vicinity.   
A refinement of this project that addresses issues of fenestration, finishes, and secondary details, while failing to address the 
fundamental issue of building format and massing will not adequately address the most critical standards that the current proposal 
does not meet.   
The project should be re-studied to address the issues above in order to meet the requirements and intent of the Bluffton UDO 
standards and the Old Town Master Plan principles.

Approved with Conditions05/01/2020HPRC Review Katie Peterson

Comments:

1. The proposed building is a Main Street Building.  Main Street buildings must have an arcade, colonnade, marquee or awning 
along the front facade (arcades/colonnades are preferred).  Arcades / colonnades are required to have a minimum depth of 8 ft. 
from the build-to-line to the inside column face.  While the colonnade is 8' deep for much of the length, it narrows to 6 feet in depth 
at each column and louvered area where the building projects out. (UDO Section 5.15.6.E.3.)

Approved with Conditions05/01/2020Transportation Department Review 
- HD

William Howard

Comments:

1. See Development Plan for Transportation Comments.

Approved with Conditions05/01/2020Watershed Management Review William Baugher

Comments:

1. See Development Plan Amendment for Stormwater comments.
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HISTORIC PRESERVATION 
COMMISSION 

STAFF REPORT 
Department of Growth Management 
 

MEETING DATE:  August 5, 2020  

PROJECT: 
71 Calhoun Street, Building 2– New Construction: 
Mixed-Use   

APPLICANT: Court Atkins Group 

PROJECT MANAGER: Heather L. Colin, Director of Growth Management  

 

APPLICATION REQUEST:  The Applicant, Court Atkins Group on behalf of 

Cunningham, LLC, requests that the Historic Preservation Commission approve the 

following application: 

1. COFA-12-19-013784.  A Certificate of Appropriateness to construct a new 
mixed-use building of approximately 7,850 SF located at the northeastern 
corner of Bridge Street and Calhoun Street in the Old Town Bluffton Historic 
District and zoned Neighborhood Center – HD. 
 

BACKGROUND:  The building, which is subject to this application, is the second of 

three buildings being proposed at the lot currently addressed 71 Calhoun Street, 

identified by parcel number R610 039 00A 0099 0000.  As required by Article 3 of 

the Unified Development Ordinance, a Development Plan is required.  The 

Development Plan is currently under review (DP-11-17-011473), and will address 

the site planning including, but not limited to landscaping, drainage, parking, and 

circulation. In addition to a Certificate of Appropriateness-HD for each building and 

a Development Plan for the overall site, a Subdivision is required as within the HD 

zoning districts, only one primary structure is permitted per lot.  

On January 13, 2020, the HPRC reviewed the conceptual application, along with 

conceptual applications for the other two buildings.  The Applicant revised the plans 

and submitted Final Certificate of Appropriateness – Historic District (COFA) 

applications for each building.  As the changes were expansive, the Unified 

Development Ordinance (UDO) Administrator determined the applications be 

brought back before the HPRC for review prior to being heard by the full Historic 

Preservation Commission.  



On May 4, 2020, the Town of Bluffton Historic Preservation Review Committee  

reviewed the final applications for the three COFA applications for the construction 

of three (3), two and a half story buildings of approximately 8,000 SF each on the 

property identified by tax map number R610 039 00A 0099 0000 (COFA-10-19-

013647, COFA-12-19-013784, COFA-12-19-013785).  After a lengthy discussion by 

Staff and the HPRC, the Applicant requested the applications be brought before the 

full HPC as a workshop item to provide direction on the design of the buildings prior 

to formal review.  

On June 10, 2020 at a Special Meeting of the HPC, the applications for all three 

buildings were discussed.  Discussion centered primarily on the massing and scale 

of the structures in relation to the surrounding historic and residential structures.   

The submittal documents submitted with this application are the Applicant’s 

response to the comments.  

 

INTRODUCTION:  The Applicant is proposing the construction of a commercial 

structure of approximately 7,850 SF located in the Old Town Bluffton Historic 

District.  The structure has characteristics of a Main Street Building and thus must 

meet the spatial and placement requirements of the Main Street Building in 

accordance with the allowable building types for the Neighborhood Center-HD 

zoning district as found in Section 5.15.5.B. of the UDO. 

The structure uses a 2-story side-facing gable roof with a gabled ell along Bridge 

Street.  A two and a half-story projection is located at the southwestern corner 

under a gabled roof facing Calhoun Street.  The structure features a two-story 

porch along Calhoun Street under a shed roof with a brick columned colonnade 

below.  It also features a cantilevered balcony beginning on the corner projection 

and wrapping around the Bridge Street side supported by brackets.  There are two 

balconies on the east (rear) elevation with a brick chimney near the interior corner 

of the ell.  The proposed building attempts to reflect vernacular characteristics of 

Bluffton by integrating a variety of typical architectural forms and features such as 

gable and shed roofs, residential balconies over first floor colonnades and balconies 

supported by bracket detailing.  Additional materials that are incorporated 

throughout the district include metal roofs, horizontal and vertical hardi-siding, 

operable shutters, and brick columns.   

 

HISTORIC PRESERVATION COMMISSION ACTIONS:  As granted by the powers and 

duties set forth in Section 2.2.6.E.2, the Historic Preservation Commission has the 

authority to take the following actions with respect to this application: 

1. Approve the application as submitted by the Applicant; 
2. Approve the application with conditions; or 
3. Deny the application as submitted by the applicant. 

 



The intent of Section 5.15 Old Town Bluffton Historic District of the Unified 

Development Ordinance (UDO), is that the Section be user friendly and informative 

to the residents and the members of HPC and is not intended to discourage 

creativity or force the replication of historic models.  Rather, it is to set forth a 

framework in which the diversity that has always characterized Bluffton can 

continue to grow.  The Section also defines guidelines for design and materials 

similar to that used on structures within the Old Town, and it is the charge of the 

HPC to assess the interpretation of these guidelines as they pertain to applications 

using the established review criteria. 

 

REVIEW CRITERIA & ANALYSIS:  Town Staff and the Historic Preservation 

Commission are required to consider the criteria set forth in Section 3.18.3 of the 

UDO in assessing an application for a Certificate of Appropriateness – Historic 

District (HD).  The applicable criteria are provided below followed by a Staff 

Finding(s) based upon review of the application submittals to date. 

 

1. Section 3.18.3.B.  Consistency with the principles set forth in the Old Town 
Master Plan.  
 
a. Finding.  The application is consistent with the principles set forth in the 

Old Town Master Plan.  The Old Town Master Plan states that, “The built 
environment, in particular the historic structures scattered throughout Old 
Town, should be protected and enhanced.  While it is of great importance 
to save and restore historic structures, it is just as important to add to the 
built environment in a way that makes Old Town more complete.”   
 
The Applicant proposes to construct a new commercial structure and in 

the Old Town Bluffton Historic District, a locally and nationally designated 

historic district.  The building has been designed to have its central focal 

point at the corner with the roofline stepping down along Calhoun Street 

and Bridge Street.  As the center of a three building development, 

furthest away from the neighboring residentially scaled properties, it 

maintains a commercial presence while transitioning to a more residential 

appearance as it nears Buildings 1 and 3. Although the design introduces 

the smaller distinct masses with separate rooflines, it does not reduce the 

appearance of the structure to be within scale of the neighboring buildings 

and the overall mass and height of the building is still more than all other 

nearby buildings in the vicinity.  

The buildings in the area are all significantly smaller in mass and scale 

than the buildings on this site as proposed and outlined in the table 

below: 

Building Name Address 
Size, 

Square Feet (SF) 

Height, 
Stories 

Use 



 

 

b. Finding.  The Old Town Master Plan initiatives also include the adoption of 
a form-based code that included architectural standards for structures 
located within the Old Town Bluffton Historic District.  These standards 
are included in Article 5 of the Unified Development Ordinance.  The new 
construction proposed as part of this request will be in conformance with 
those standards if the conditions noted in item 2 of this Section are met. 
 

c. Finding.  The Old Town Master Plan initiatives also promote preservation 
and protection of the legacy of the Old Town Bluffton Historic District 

May River Montessori  

Building 1 
60 Calhoun Street 3,224 2 School 

May River Montessori 

Building 2 
62 Calhoun Street 7,068 2 School 

55 Bridge Street 55 Bridge Street 3,420 2 Commercial 

80 Calhoun Street 80 Calhoun Street 2,165 1 Residential 

57 Calhoun Street Main 
Home 

57 Calhoun Street 988 1 Residential 

57 Calhoun Street  

Carriage House 
57 Calhoun Street 560 2 Residential 

56 Calhoun Street 56 Calhoun Street 2,106 1.5 Mixed-Use 

55 Calhoun Street 55 Calhoun Street 3,060 2 Restaurant 

15 Captains Cove – 
Building 1 

15 Captains Cove 4,366 2 Commercial 

15 Captains Cove – 
Building 2 

15 Captains Cove 550 1 Commercial 

15 Captains Cove – 
Building 3 

15 Captains Cove 1,484 1.5 Commercial 

15 Captains Cove – 
Building 4 

15 Captains Cove 790 1 Commercial 

Heyward House 70 Boundary Street 2,539 1.5 Commercial 

Heyward House –  

Out Building 1 

 

70 Boundary Street 
160 1 Commercial 

Heyward House –  

Out Building 2 
70 Boundary Street 228 1 Commercial 

71 Calhoun Street – 
Building 1 – PROPOSED 

71 Calhoun Street 7,500 2.5 Mixed-Use 

71 Calhoun Street – 
Building 2 - PROPOSED 

71 Calhoun Street 7,850 2 Mixed-Use 

71 Calhoun Street – 
Building 3 - PROPOSED 

71 Calhoun Street 7,620 2.5 Mixed-Use 



through additions to the built environment which make Old Town more 
complete.  The addition of the proposed commercial structure fills in a 
vacant lot; however, an appropriate mass, scale and height is vital for the 
overall district. 
 

2. Section 3.18.3.C. The application must be in conformance with applicable 
provisions provided in Article 5, Design Standards. 
 
a. Finding.  Town Staff finds that if the conditions noted below are met, the 

proposed addition will be in conformance with the applicable provisions 
provided in Article 5: 
 

1) Section 5.15.5.F.3 General Standards.  Buildings shall incorporate 
interruptions and variety into the wall plane to create interest and 
variety in the streetscape while still maintaining a consistent 
architectural style and connection to its surroundings.  The 
structure uses the same shutter on all windows that can accept 
them, except for one window on the North elevation.  To maintain 
consistency in architectural style, the shutter on this window 
should be modified to be the same as the other shutters proposed 
on the structure.  

2) Section 5.15.6.G.3. Building Walls.  Building walls are permitted to 
be Wood (50-year siding product), cement fiber siding, concrete 
masonry units with stucco, shingle or vertical board and batten.  It 
is unclear what siding material is proposed on the first floor of the 
southwestern corner of the building. Additional information is 
required to ensure the siding material is one of those permitted in 
Section 5.15.6.G. of the UDO.  

3) Section 5.15.6.K. Garden Walls, Fences, and Hedges.  Garden 
walls in Rear Yards and Side Yards may be wood, wrought iron, 
brick, stone, concrete masonry units with Stucco, reinforced 
concrete with stucco, or wood posts with “Hog wire” infill and a 
board rail on top.  They must be a minimum of 36 inches in height 
and no taller than 6 ft.  The site plan and landscape plan show a 
seating area on the north side of the building; however, no 
additional details were provided on the materials or configuration.   
Additional information must be submitted for review, or a separate 
Site Feature-HD permit applied for prior to the seating area’s 
completion.  

4) Section 5.15.6.K. Garden Walls, Fences, and Hedges. Fences in 
rear or side yards may be a maximum of 6 ft in height.  The fence 
around the service yard near the chimney is approximately 9 ft in 
height and must be reduced to no taller than 6 ft. 

5) Section 5.15.8.A. and 5.156.L. Main Street Building and Opacity 
and Facades.  Main street buildings are shopfront buildings.  In 
order to provide clear views of merchandise in stores and to 
provide natural surveillance of exterior street spaces, the ground-
floor along the building frontage shall have untinted transparent 



shopfront windows and/or doors covering no less than 75% of the 
wall area.  Low emissivity glass with high visual light transmittance 
shall be permitted. Bottoms of the shopfront windows shall be 
between 1 and 3 feet above the sidewalk grade. Shopfronts shall 
remain unshuttered at night and shall provide clear views of 
interior spaces lit from within.  Doors or entrances for public 
access shall be provided at intervals no greater than 50 feet, 
unless otherwise approved by the UDO Administrator.   As 
proposed, the placement from the sidewalk to the base of the 
windows, transparency of the glass, and door spacing meets the 
intent of this section; however, the amount of window does not 
meet the 75% of the wall area requirement along the front or 
wrapping around the north elevation, which fronts Green Street.  
The applicant is requesting the HPC consider permitting a deviation 
from this standard as the reduced window size and proportions are 
intended to provide a more residential feel along Calhoun Street 
and Bridge Street.  

 
3. Section 3.18.3.D.  The nature and character of the surrounding area and 

consistency of the structure with the harmony of the surrounding 
neighborhood. 
 
Finding.  Town Staff finds that the building proposed is 2 1/2-stories and the 

buildings in the immediate surroundings are between 1 and 2 stories in 

height, therefore, this building as designed is out of scale with the 

surrounding buildings.  Even though the scale is mitigated and reduced 

through the articulation of rooflines and architectural elements, it still 

exceeds the mass and scale of other buildings in the district and does not 

comply with Section 5.15.5.F.2.d General Standards, Building Form Massing 

and Scale, long unarticulated masses shall be avoided.  This may also by met 

by reducing the overall height, footprint and size of the building, which may 

result in an additional building. 

4. Section 3.18.3.F.  The historic, architectural, and aesthetic features of the 
structure including the extent to which its alteration or removal would be 
detrimental to the public interest. 
 

Finding.  The Applicant seeks approval for the construction of a new mixed-

use structure in the Old Town Bluffton Historic District.  As new construction, 

there is no removal or alteration of existing material.  Therefore, this review 

criteria is not applicable for this application.  However, this is considered infill 

development and should comply with Section 4.2.11.B Neighborhood Center 

Historic District which states that the continued reuse of historic structures 

will help to create a complete mixed-use environment and careful infill 

development that will respect the existing buildings with regards to building 

placement, massing and scale. 

 



5. Section 3.18.3.H.  The application must comply with applicable requirements 
in the Applications Manual.  
 
Finding.  As the work proposed in the scope of this project exceeds the 

currently approved Development Plan, the Development Plan Amendment 

(DP-11-17-011473) must be approved in advance of this application.  

Additionally, a Subdivision Plan reflecting the proposed lot lines must be 

submitted, reviewed and approved prior to issuance of this Certificate of 

Appropriateness-HD. 

Signage is not included in this request and it should also be noted that a Site 

Feature – HD permit is required for any proposed signage at this location. 

 

STAFF RECOMMENDATION:  It is the charge of the HPC to assess and interpret the 

standards and guidelines set forth in the UDO as they pertain to applications using 

the review criteria established in the UDO and to take appropriate action as granted 

by the powers and duties set forth in Section 2.2.6.E.2.   

Per Section 2.2.6.E.2, the Historic Preservation Commission has the authority to 

take the following actions with respect to this application: 

1. Approve the application as submitted by the Applicant; 
2. Approve the application with conditions; or 
3. Deny the application as submitted by the applicant. 

In order for the application to be advanced, the following items must be addressed: 

 

1. Per Section 3.10. of the UDO, any and all DRC comments must be 
satisfied, and the Final Development Plan approved prior to the issuance 
of a Certificate of Appropriateness.  
 

2. Per Section 3.11 of the UDO, a Subdivision Application must be 
submitted, reviewed, approved and recorded prior to the issuance of a 
Certificate of Appropriateness. 

 
3. Per Section 3.19 of the UDO, a Site Feature – HD permit is required for 

any proposed signage at this location. 
 

4. Per Section 5.15.5.F.3. of the UDO, the shutter on the north elevation 
must be changed to have the same style as every other shutter on the 
building.  

 

5. Per Section 5.15.6.G.3. of the UDO, additional information must be 
provided about the siding material on the first floor of the southwestern 
corner to ensure it is in compliance with the UDO’s wall material 
standards.  
 



6. Per Section 5.15.6.K. of the UDO, additional information must be 
submitted for review, or a separate Site Feature-HD permit applied for 
prior to the seating area’s approval.  
 

7. Per Section 5.15.6.K. of the UDO, the fence around the service yard near 
the chimney must be reduced to no taller than 6ft in height. 
 

8. The Applicant requests consideration of a deviation from the requirement 
of 75% of the wall area being transparent in accordance with Sections 
5.15.8.A. and 5.156.L. to provide for a more residential appearance of the 
first floor along Calhoun and Green Streets. 
 

9. Per Section 5.15.5.F.2.d General Standards, Building Form Massing and 
Scale, long unarticulated masses shall be avoided.  As an example, simple 
offsets of the primary façade can articulate the overall building massing 
and help reduce the perception of mass and scale.  This may also by met 
by reducing the overall height, footprint and size of the building, which 
may result in an additional building. 
 

10.Per Section 4.2.11.B Neighborhood Center Historic District, the continued 
reuse of historic structures will help to create a complete mixed-use 
environment and careful infill development that will respect the existing 
buildings with regards to building placement, massing and scale. The 
NCE-HD district is a place where the greatest range of traditional building 
types are expected and encouraged. Based on non-compliance with the 
criteria listed above, the mass and scale of the building must be reduced 
to be compatible with the surrounding built environment and neighboring 
buildings to maintain the character and integrity of the district.  This could 
be met by simply reducing the overall height, footprint and size of the 
buildings, which may result in additional buildings. 

 
11. Per Section 5.14.3. Architectural Design Guidelines The design of all 

applicable structures including habitable structures, walls, fences, light 
fixtures and accessory and appurtenant structures shall be unobtrusive 
and of a design, material and color that blend harmoniously with the 
natural surroundings, and the scale of neighboring architecture, 
complying with the intent of this Section.  Innovative, high quality design 
and development is strongly encouraged to enhance property values and 
long-term economic assets.  The architectural details should be respectful 
of the neighboring properties and compliment the district as appropriate 
based on the review criteria listed above. 
 

 
 

 

 



ATTACHMENTS: 

1. Location Map 
2. Zoning Map 
3. Application and Narrative 
4. Site Photos  
5. Application 
6. Site Plan & Elevations 
7. Landscape Plans 
8. Perspectives  
9. HPRC Comments  
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July 1, 2020 
 
 
 
Katie Peterson, Senior Planner 
Town of Bluffton 
20 Bridge Street 
P.O. Box 386 
Bluffton, SC 29910 
 
 
Project: 71 Calhoun Street 
 

Re: Project Summary Narrative 
 

 
Please find the documents enclosed for this submission to the HPC for Final Review. The enclosed contains revised 
design documents based upon the HPRC meeting on May 4, 2020 and the HPC Workshop on June 10, 2020.  All three 
buildings have maintained their redesigned “residential” character and reduction of scale and massing.  Additional 
detail study has been incorporated based upon the HPC workshop.  The footprint and square footage of building #1 
and building #3 have been reduced even more that previously presented.  All buildings are under the maximum 
8,000SF allowed.  Each building typology is outlined below: 
 
 
Building 1 Summary: 
 

District: Neighborhood Center Historic District (NCE-HD) 
Use: Mixed-Use Commercial (Retail/Office) and Residential 
Building Type: Additional Building Type with Main Street Building Typology 
Height: 2 ½ stories 
Front Build-to Zone: 0’-10’  
Lot Width: 95’ 
Rear Setback: 25’ 
Side Setbacks: 5’ 
Square Footage: 
 3,350SF - 1st Floor  
 3,330 SF - 2nd Floor  
    820 SF - Loft  
 7,500 SF - Total:  
Floor to Floor Heights: 
 First to Second – 12’-0” 
 Second to Loft – 10’-0” 
Special Building Elements and Appurtenances: Colonnade and Awning 
Materials: Painted cementitious Siding and Cherokee Moss Town Brick 
Railings: Painted Wood 
Roof: Standing seam metal roof 
Columns: Painted wood 
Shopfront: Along Calhoun St and a limited amount along Green St (modulation request to maintain a more 
residential character along Green St – additional building type) 

 
HPC Workshop Response: 

1. Comment: Look at creating outdoor areas in front of the building.  Response: The building was 
pulled off the front setback an additional 4.5 feet in order to varying the Calhoun St streetscape 
plane, add additional landscape, and create additional outdoor areas along the commercial front.  
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2. Comment: Provide additional “depth” to the Calhoun St façade.  Response: The roof lines, 
colonnade, brackets, and railings have been revisited and adjusted to provide additional variation 
along the Calhoun St. façade.  

3. Comment: Calhoun St is a more commercial oriented thoroughfare.  Response: The detailing has 
been adjusted slightly to provide a more commercial presence to the building. 
 

 
Additional HPRC/HPC Comments: 

1. See the previously submitted comments from the HPRC meeting and related responses. 
 
 
Building 2 Summary: 
 

District: Neighborhood Center Historic District (NCE-HD) 
Use: Mixed-Use Commercial (Restaurant) and Residential 
Building Type: Additional Building Type with Main Street Building Typology 
Height: 2 ½ stories 
Front Build-to Zone: 0’-10’ 
Lot Width: 89’ 
Rear Setback: Varies 
Side Setbacks: 8’+ 
Square Footage: 
 3,500 SF - 1st Floor  
 3,500 SF - 2nd Floor  
    850 SF - Loft  
 7,850 SF - Total:  
Floor to Floor Heights: 
 First to Second – 14’-0” 
 Second to Loft – 11’-6” 
Special Building Elements and Appurtenances: Colonnade and Awning 
Materials: Painted cementitious Siding and Cherokee Moss Town Brick 
Railings: Painted Wood 
Roof: Standing seam metal roof 
Columns: Painted wood 
Shopfront: Along Calhoun St and Bridge St 
 

HPC Workshop Response: 
1. Comment: Make building #2 appear commercial.  Response: The overall detailing and 

proportions were studied to have an overall commercial appearance while complimenting the 
more residential context.  In additional the scale is more aligned with a commercial/restaurant 
building. 

 
Additional HPRC/HPC Comments: 

1. See the previously submitted comments from the HPRC meeting and related responses. 
 

 
Building 3 Summary: 
 

District: Neighborhood Center Historic District (NCE-HD) 
Use: Mixed-Use Commercial (Retail/Office) and Residential 
Building Type: Additional Building Type with Main Street Building Typology 
Height: 2 ½ stories 
Front Build-to Zone: 0’-10’ 
Lot Width: 95’ 
Rear Setback: Varies 
Side Setbacks: 8’+ 
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Square Footage: 
 3,285 SF - 1st Floor  
 3,285 SF - 2nd Floor  
 1,050 SF - Loft  
 7,620 SF - Total:  
Floor to Floor Heights: 
 First to Second – 12’-0” 
 Second to Loft – 10’-0” 
Special Building Elements and Appurtenances: Colonnade and Awning 
Materials: Painted cementitious Siding and Cherokee Moss Town Brick 
Railings: Painted Wood 
Roof: Standing seam metal roof 
Columns: Painted wood 
Shopfront: Along Bridge St 

 
HPC Workshop Response: 

1. Comment: Relocate the mural wall away from the Heyward House.  Response: The mural 
location has been relocated to the west side of building facing Building 2.  This removes it from 
context with the Heyward House.   

 
Additional HPRC/HPC Comments: 

1. See the previously submitted comments from the HPRC meeting and related responses. 
 
 
Site Summary: 
 

Additional HPC Workshop Response: 
1. Comment: The dumpster location is detrimental to the Heyward House buildings (public 

comment).  Response: The dumpster was relocated to the previously proposed location and 
rotated 90 degrees to reposition the doors away from Green St. 

 
Kind regards, 
 

 
 
James C. Atkins 
Court Atkins Group 
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May 4, 2020 
May 15, 2020_updated 
 
 
Katie Peterson, Senior Planner 
Town of Bluffton 
Growth Management 
Bluffton, SC 29910 
 
 
Project: 71 Calhoun Street COFA-10-19-013647 
 
Response to Review of Certificate of Appropriateness and Workshop Comments 
 
 
 
Katie, 
 
Please see the assembly of responses from the 71 Calhoun team to the Certificate of Appropriateness comments 
below.  In addition to the comments provided to the Town on 5/4/2020 at noon EST, the following responses have 
been updated based upon the HPRC on 5/4/2020. 
 
 
Building 1 
1. Reconsider the placement of the bedroom windows opening directly onto a rated stair.  Openings not permitted 
through this wall. The windows may open to an exterior walkway but not the stair.  This window has been 
removed. 
 
1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the Approved 
Development Plan for this site (DP-11-17-011473), a Development Plan Amendment (DPA) must be reviewed and 
approved by the Development Review Committee prior to issuance of this COFA.  A DPA has been submitted, 
however, all conditions must be satisfied, and an approval issued prior to the issuance of the COFA. Additionally, a 
subdivision application must be submitted, reviewed and approved prior to approval of the COFA. Acknowledged.  
The process is being led by Witmer Jones Keefer and Ward Edwards. 
 
2. At time of final submittal, a site plan showing the placement of the structure is required in order to ensure 
compliance with the applicable lot standards including setbacks and building orientation. (Application Manual) A 
site plan has been provided. 
 
3. While the applicant has provided precedent images from Old Town of louvers being used on building exteriors, 
the uses depicted in the provided photographs, as secondary or utilitarian elements are not directly analogous to 
their use on the facades of this building, as the louvers are being proposed as a primary character defining feature 
on the main street facade. This is a novel use that is without precedent in the vernacular architecture of Bluffton. 
The composition of porches should be straightforward, clear and legible and should incorporate the vernacular 
conventions of symmetry, proportion and detailing.  A determination must be made by the HPC on the 
appropriateness of the use of the louver enclosing/wall material the balconies.  Balconies may have roofs by are 
required to be open. (UDO Section 5.15.5.E.2.d. and UDO Section 5.15.6.G.3.) Although we believe a creative use 
of a traditional louver detail is appropriate, the louver details have been revised to a more traditional usage at 
service yards, unusable stair areas, and railings as in the provided images. 
 
4. Windows openings shall be oriented vertically.  It appears that the two small windows in Unit 200, in the 
stairwell, may be horizontal in orientation.  Provide additional information on the window dimensions as it is 
unclear if they meet this requirement. (UDO Section 5.15.6.I.1 .b.) This window will be removed 
 
5. For the final application provide a landscape plan noting foundation plantings, street tree locations, and any 
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landscaping proposed for buffering; as well provide architectural details of the shutter dog style and water table. 
(Applications Manual)  A landscape plan is provided by Witmer Jones Keefer. 
 
 6. Building heights and widths shall be visually similar to those in the neighboring vicinity.  The proposed building is 
both wider and taller than almost anything within the immediate vicinity.  While the they have not exceeded the 
maximum SF or height for the Main Street Building type, they have not taken into account the mass and scale of 
the buildings in the immediate context as required by the ordinance. The building must be reduced in size or the 
mass and scale mitigated through alternate design solutions. Alternate design solutions may include breaking the 
main mass into smaller scaled components.   (UDO Section 5.15.5.F.1.a. and 5.15.5.F.1.c.) As a preliminary matter, 
Section 5.15.5.F.1.a provides that “[b]uilding heights and widths shall be visually similar to those in the 
neighboring vicinity.“  This is not a requirement to be the same or even similar – it is a requirement to be 
“visually similar”. Section 5.15.4 requires that “[a] new buildings in the Old Town Bluffton Historic District must 
meet the criteria of a designated building type outlined in this Section, and therefore must follow the prescribed 
Urban Standards set forth for that type, within the respective Zoning Districts.” The Applicant believes it has 
done so with these designs.  Furthermore, even if there was a requirement to be the same as those in the 
vicinity, these buildings are in visual similar proportion to Gigi’s, Pearls, Seven Oaks, May River Montessori, 
Bluffton UMC, Church of the Cross, 14 Church Street, Planter’s Mercantile, Patz Brothers House, Fripp House. 
Specifically, the building height is visually similar to Seven Oak (nearly identical) and the building width is less 
that the May River Montessori.  The building footprint of this project is less than 3,500 SF.  The Montessori 
school main building has a building footprint of over 5,600 SF. Finally, the buildings are in visually similar and in 
proportion to the recently approved Main Street buildings on Church Street, which are also adjacent to similarly 
scaled buildings in the neighborhood.   On a SF/acre (density) basis, the proposed development is less than the 
precedent Church St project.   
 
7. Building mass shall consist of a simple composition of basic building forms that follow a clear hierarchy. 
Furthermore, do not clump everything equally under one enormous roof” (clarification note associated with the 
left illustration of the standard). Building 1’s massing approach currently does just that, by bringing all of the 
building’s mass together under one large roof. Note: Once the masses are divided, porches should serve as singular 
unifying elements on each mass rather than being repetitive facade features on a single consolidated mass.  (UDO 
Section  5.15.5.F.2.a) Within this section 5.15.5.F.2.a of the UDO it references simple compositions and no 
reference to roofs.  The more relevant massing roof section is Section 5.15.5.F.2.b, which states Rooflines shall 
be simple, utilizing gables, hips, and sheds and should correspond to the massing of the building below.  This 
building certainly follows this guidance.  (Clarification note associated with the right illustration of the standard).  
Specific to Section 5.15.5.F.2.a, the building mass shall consist of a simple composition.  This building is a simple 
rectangular volume with hierarchy around the entries – very simple.  In addition Sections 5.15.5.F.2.a,c,d are 
massing techniques that are successful in large footprint buildings.  This is NOT a large format building, because 
they are only allowed in the Neighborhood Core HD Zoning District per section 5.15.5.F.11.a-2.  This project is 
located in the Neighborhood Center HD Zoning District.  In addition, this comment is the opposite of the later 
comment by Sottile and Sottile, which notes the building and roofs are “overly complex.”  In an analysis of the 
recently approved Church Street buildings in this district, these buildings have a similar composition and 
hierarchy.  In response to the architecture, the building has been completely redesigned to have a more 
residential character and detail.  The overall floor to floor height has been reduced to the minimum required.  
The front façade has been revisited to provide additional depth. 
 
8. In order to provide additional context for the impact of the proposed buildings and the neighboring sites, 
provide additional information on the massing next to neighboring residential structures on Green Street. The 
perspective images showing the relationship between the three proposed buildings and each other, as well as the 
relationship between Building 2, the Montessori School, and 55 Bridge Street are successful in providing 
information on how the street will look with Building 2 in place. As the major concern for mass and scale for 
Building 1 are with the relationship of the proposed structure and the neighboring residential structure at 57 
Calhoun Street, a perspective similar to the ones provided for building 2 is requested. (UDO Section 3.2.2.E.) 
Additional illustrations have been provided to provide street level perspectives with the existing landscape in 
context.  In an analysis of the recently approved Church Street buildings in this district, these buildings have a 
similar composition and hierarchy.  In response to the architecture, the building has been completely redesigned 
to have a more residential character and detail.  The overall floor to floor height has been reduced to the 
minimum required. 
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Recommendation: The roof overhangs seem somewhat timid and under-scaled relative to similar vernacular 
buildings in Bluffton, and would benefit from broader overhangs. In terms of more prescriptive standards, porch 
roof overhangs are required to be a minimum of 2 feet (UDO Section 5.15.6.E.5.d. and 5.15.6.P.1).   Overhangs 
have been extended and modified to a more residential character. 
 
Recommendation: Eaves are also detailed as enclosed eaves with a smooth Hardie Panel soffit and a crown at the 
fascia. Consider using exposed rafter tails or, if enclosing the eave, a bed molding should be added where the frieze 
and soffit intersect; also, the soffit should be finished with a beaded or v-groove tongue and groove. (UDO Section 
5.15.6.P.3.6).   Soffits have been modified and in certain areas proposed as exposed rafter tails in certain areas. 
 
Recommendations: While main street buildings are permitted in the Neighborhood Center Historic District, it 
should be noted that they are required in the blocks to the north (the red lines referenced on the UDO map on 5-
56), those requirements do not extend to this block, indicating the change in context as Calhoun Street extends 
toward the May River. The scale of such buildings in this district is regulated by both the half story lower height 
requirement (as compared with the Neighborhood Core Historic District), and the scale provisions listed above 
relating to contextual scale. Main Street buildings are permitted in this district and the provisions to ensure they 
are in scale and context are provided.  These buildings meet the guidance for Main Street Buildings.  Further, the 
recently approved Church Street buildings have been analyzed.  This building has been revised to have a more 
residential character and similar scale and proportion to this example.   
 
In addition to review by staff, The Town of Bluffton contracted Sottile and Sottile to provide additional review to 
speak to the architectural design, because of their background in HP and involvement in the adoption of the Old 
Town Master Plan. Additional suggestions include: UDO Section 5.15.6. states “A primary goal of this section is 
authenticity.” The standards encourage “Bluffton vernacular architecture and construction, and which draws its 
ornament and variety from the traditional assembly of genuine materials.”  The level of detailing on the proposed 
facades, when viewed from a close proximity is minimal, failing to draw significantly from local precedent, while 
the composition of the facades themselves is often overly complex [note staff comment 7 in contrast], relying on a 
variety of novel assemblies and juxtapositions while failing to achieve the very straightforward compositional 
legibility inherent in the Bluffton vernacular.   The scale and character of much of the fenestration also fails to draw 
adequately from local precedents. [the building has been completely redesigned to have a more residential scale 
and character] The best examples of traditional Bluffton Main Street Buildings incorporate a storefront and a 
higher level of transparency at the street level, while upper level residential and other non-retail uses incorporate 
more conventional residential fenestration patterns, with single or narrow double doors and vertically 
proportioned windows forming a legible rhythm of voids that are generally similar in size.  [utilizing similar design 
techniques approved at the Church St. project, this building has been restudied] This is indicated by the sample 
illustration on 5-85 of the UDO, as well as in all of the Main Street Building precedents shown in this section [note 
per the UDO, *Precedent images are for illustrative purposes only, with no regulatory effect.  They are provided 
as examples, and shall not imply that every element in the photograph is permitted.].  This residential character 
is particularly important on this portion of Calhoun Street, on which the overall character is considerably more 
residential than portions further north toward May River Road.  The fenestration on a number of the facades 
proposed lack the clarity and hierarchy of these traditional examples, introducing a wide variety of glazing types 
and patterns and creating large expanses of transparency on upper residential levels, giving the upper levels more 
of a commercial feel.   This dilutes the traditional contrast in fenestration between a lower commercial level and an 
upper residential level that is inherent in the Lowcountry vernacular; resulting in facades that lack the clarity and 
legibility found in Bluffton’s best traditional Main Street Buildings. [the building has been redesigned to have more 
residential character and patterns] A viable solution for this site should be achievable within the parameters 
outlined above. The fundamental issue with the current proposal is that it lacks relatable scale within this specific 
context. While the UDO does set maximum footprint and height limits within this district, these upper limits should 
not be considered blanket entitlements that supersede other relevant and applicable standards that are also a part 
of the UDO, such as those requiring buildings to be visually similar in scale to those in the neighboring vicinity.  [the 
height has been reduced and the massing has been restudied to have a more residential character] A refinement 
of this project that addresses issues of fenestration, finishes, and secondary details, while failing to address the 
fundamental issue of building format and massing will not adequately address the most critical standards that the 
current proposal does not meet.   The project should be re-studied to address the issues above in order to meet 
the requirements and intent of the Bluffton UDO standards and the Old Town Master Plan principles. As 
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documented, during the 1/13/2020 HPRC meeting, Ms. Heyward and several other members from the public 
gathered around the table and provided input on the project.  In order to understand her objections, a meeting 
took place at the Pine House on 3/4/2020.  Heather Colin was in attendance as a representative of the Town.  
During that meeting, Ms. Heyward suggested we meet with Christian Sottile of Sottile and Sottile.  Upon the 
urging of Heather Colin, on 3/19/2020, Ryan Hughes, Matt Cunningham, and James Atkins met with Mr. Sottile 
at his Savannah office.  We appreciated his personal opinions on the project and adjustments were explored.  
Mr. Sottile provide his meeting notes to the meeting participants as well as Ms. Heyward shortly after the 
meeting on 3/20/2020.  These meeting notes closely parallel the comments above.  While we certainly respect 
Mr. Sottile’s personal opinions on this project, it is disturbing that the Town retained Mr. Sottile after the 
Applicant, at the recommendation of UDO Administrator, undertook the additional time and expense to meet 
together with its consultants with Mr. Sottile in his Savannah office to discuss this project.  However, Mr. 
Sottile’s recommendations after that meeting misstated the availability to construct a Main Street Building type 
on this property and that mistake now carries over into the Staff comments.  It is our understanding that Mr. 
Sottile has not been retained by the Town in such a capacity since the adoption of the UDO and the Old Town 
Master Plan and we question his insertion in this process at this late stage. The Applicant has retained local 
consultants with considerable experience and the requisite skill and knowledge for this project.  At considerable 
expense the Applicant has strived to design a development respective of the site and Town goals set forth in the 
UDO and the Old Town Master Plan.  It is the UDO and the Old Town Master Plan that govern development of 
this site and not the subjective views of a third party. The insertion of a new consultant to the Staff and the HPC 
this late in the process with the statement that the project be “re-studied in order to meet the intent of the UDO 
and the Old Town Master Plan” is overly broad, not reflective of comments made previously by Staff to the 
application and not consistent with the UDO and the Old Town Master Plan.  Furthermore, the insertion of Mr. 
Sottile at this stage and the treatment of this Application is not consistent with the UDO nor the manner in 
which other projects in the Historic District have been treated and therefore unfair to the Applicant and we 
believe arbitrary.   
 
 
Comments: 1. The proposed building is a Main Street Building.  Main Street buildings must have an arcade, 
colonnade, marquee or awning along the front facade (arcades/colonnades are preferred).  Arcades / colonnades 
are required to have a minimum depth of 8 ft. from the build-to-line to the inside column face.  While the 
colonnade is 8' deep for much of the length, it narrows to 6 feet in depth at each column and louvered area where 
the building projects out. (UDO Section 5.15.6.E.3.) The colonnade has been redesigned, as well as composition of 
the front façade along Calhoun St. 
 
1. See Development Plan for Transportation Comments. Acknowledged. 
1. See Development Plan Amendment for Stormwater comments. Acknowledged. 
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Building 2 
 
1. Addresses will be provided at time of subdivision. Acknowledged 
1. Pending formal submittal of site plans showing the connectivity to BJWSA’s System. Acknowledged 
1. HVAC units may not be located under the stairs (South Elevation) per IBC section 1011.7.4. HVAC units have 
been relocated. 
 
1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the Approved 
Development Plan for this site (DP-11-17-011473), a Development Plan Amendment (DPA) must be reviewed and 
approved by the Development Review Committee prior to issuance of this COFA.  A DPA has been submitted, 
however, all conditions must be satisfied, and an approval issued prior to the issuance of the COFA. Additionally, a 
subdivision application must be submitted, reviewed and approved prior to approval of the COFA. Acknowledged.  
The process is being led by Witmer Jones Keefer and Ward Edwards. 
 
2. At time of final submittal, a site plan showing the placement of the structures is required in order to ensure 
compliance with the applicable lot standards including setbacks and building orientation. (Application Manual) A 
site plan is provided by Witmer Jones Keefer 
 
3. Air Conditioning compressors and utility meters shall be located in rear yards or side yards not facing side 
streets.  A service yard containing Air Conditioning units is proposed on the Birdge Street Elevation.  This service 
yard must be relocated to be in a rear or side yard not facing a street. (UDO Section 5.15.6.F.2.) The service yard 
has been removed and relocated to the rear. 
 
4. A determination must be made by the HPC on the appropriateness of the use of the louvering enclosing/wall 
material the balconies.  Balconies may have roofs by are required to be open. (UDO Section 5.15.5.E.2.d. and UDO 
Section 5.15.6.G.3.) Although we believe a creative use of a traditional louver detail is appropriate, the louvering 
details have been revised to a more traditional usage at service yards, unusable stair areas, and railings as in the 
provided images. 
 
5. Windows openings shall be oriented vertically.  It appears that the three windows on the East elevation, in Unit 
202, are horizontal in orientation.  Provide additional information on the window dimensions as it is unclear if they 
meet this requirement. (UDO Section 5.15.6.I.1.b.) This window is removed. 
 
6. In keeping with masonry building technology, metal spark arrestors, exposed metal flues, or pre-fabricated 
chimney caps are not permitted.  The proposed chimney shows a metal spark arrestor.  The spark arrestor must be 
revised to a permitted configuration. (UDO Section 5.15.6.E.8.d.) The drawing denotes a traditional chimney pot, 
not a spark arrestor; however, the detail has been modified to a traditional brick cap, commonly referred to as a 
“bishops cap” or “prayer hands.” 
 
7. Doors are permitted to have a French or Casement operation. The doors on the second story south elevation are 
proposed as sliding in operation.  Additionally, the Marvin Windows quote for this site indicates the use of a Bifold 
door. (Line# 14 - Bifold, Line#17 - Sliding).  Door operations must be revised to be Casement or French in operation. 
(5.15.6.I.3.c.) The door has been changed to a traditional French operation and the unit has been revised to have 
a more residential proportion and detail.   
 
8. Building mass shall consist of a simple composition of basic building forms that follow a clear hierarchy. 
Furthermore, do not clump everything equally under one enormous roof” (clarification note associated with the 
left illustration of the standard). The massing of Building 2 appears to be the most articulate of the three proposed 
buildings; however, further differentiation of the massing is needed in order to divide the building into smaller 
scale, architecturally distinct components and bring its scale into closer alignment with the buildings in the 
immediate neighborhood context in order to address the requirements of sections (UDO Sections 5.15.5.F.1.a. and 
5.15.5.F.1.c. ) Within this section 5.15.5.F.2.a of the UDO it references simple compositions and no reference to 
roofs.  The more relevant massing roof section is Section 5.15.5.F.2.b, which states Rooflines shall be simple, 
utilizing gables, hips, and sheds and should correspond to the massing of the building below.  This building 
certainly follows this guidance.  (Clarification note associated with the right illustration of the standard).  Specific 
to Section 5.15.5.F.2.a, the building mass shall consist of a simple composition.  This building is a simple 
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rectangular volume with hierarchy around the entries – very simple.  In addition Sections 5.15.5.F.2.a,c,d are 
massing techniques that are successful in large footprint buildings.  This is NOT a large format building, because 
they are only allowed in the Neighborhood Core HD Zoning District per section 5.15.5.F.11.a-2.  This project is 
located in the Neighborhood Center HD Zoning District.  In addition, this comment is the opposite of the later 
comment by Sottile and Sottile, which notes the building and roofs are “overly complex.”  In an analysis of the 
recently approved Church Street buildings in this district, these buildings have a similar composition and 
hierarchy.  In response to the architecture, the building has been completely redesigned to have a more 
residential character and detail.   
 
9. Fixed frame windows are limited to a maximum size of 36 square feet.  The second floor is shown with a large 
scale patio door, and the gable (level 3) is shown with an +/- 80 square foot triangular fixed-frame window. 
Fenestration on upper levels should be restudied to reflect a traditional Bluffton residential character with legible 
rhythms of vertical openings of a similar size. The inclusion of operable shutters is encouraged. (UDO Sections 
5.15.6 .I.3. b & c) This door unit and windows have been revised to comply. 
 
10. For the final application provide a landscape plan noting foundation plantings, street tree locations, and any 
landscaping proposed for buffering; as well provide architectural details pf tje service yard showing material and 
height, the shutter dog style. (Applications Manual) A landscape plan is provided by Witmer Jones Keefer  
 
Recommendation: Commercial uses on this portion of Calhoun Street have a much more residential character. 
Many are converted homes. Corner storefronts directly on the street are more appropriate to blocks to the north 
and May River Road. Creating a true wrapping porch rather than a covered balcony, bringing the posts down to the 
first floor would serve to soften the more urban commercial feel currently exhibited by the building. Porches are 
not associated with Main Street buildings as stated in Section 5.15.8.A; however, the colonnade and balcony 
have been revised.  We have studied the columns extending to the ground, as well as modifying the brackets to 
be more residential.  Both ideas have been supplied.  Our recommendation would be to maintain the balcony 
concept.  The wrap around porch has been removed to reduce the massing and scale of the overall structure.   
 
Recommendation: Consider recessing the mass of the transverse gable portion running down Calhoun Street to the 
north, so that the porch along this portion is recessed behind the plane of the main facade wall of the corner mass. 
This will allow the corner mass to read as a more modestly scaled structure comparable to the Main Street building 
across Bridge Street, and allow the mid-block portion to recede as a secondary mass. The roof over this transverse 
gable has been modified to minimize its scale and be subservient to the mass at the corner as recommended.  In 
addition, the left side porch has been modified to be a single story shed room to minimize the overall scale.   
 
Recommendation: Consider a strategy to articulate the roofline of the porch to step back after the popped up 
gabble portion of the building on the Bridge Street elevation, so that the eave line of the porch does not continue 
unbroken down the entire length of the building frontage.  This portion has been removed to more closely relate 
to the gable above. 
 
Recommendation: Eaves are detailed as enclosed eaves with a smooth Hardie Panel soffit and a crown at the 
fascia. Consider using exposed rafter tails or, if enclosing the eave, a bed molding and frieze should be added at the 
top of the siding. Also, the soffit should be finished with a beaded or v-groove tongue and groove (UDO Sections 
5.15.6.P. 3-6).   Soffits have been modified and in certain areas proposed as exposed rafter tails in certain areas. 
 
Recommendation: While main street buildings are permitted in the Neighborhood Center Historic District, it should 
be noted that they are required in the blocks to the north (the red lines referenced on the UDO map on 5-56), 
those requirements do not extend to this block, indicating the change in context as Calhoun Street extends toward 
the May River. The scale of such buildings in this district is regulated by both the half story lower height 
requirement (as compared with the Neighborhood Core Historic District), and the scale provisions listed above 
relating to contextual scale. Main Street buildings are permitted in this district and the provisions to ensure they 
are in scale and context are provided.  These buildings meet the guidance for Main Street Buildings.  Further, the 
recently approved Church Street buildings have been analyzed.  This building has been revised to have a more 
residential character and similar scale and proportion to this example.  
 
In addition to review by staff, The Town of Bluffton contracted Sottile and Sottile to provide additional review to 
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speak to the architectural design, because of their background in HP and involvement in the adoption of the Old 
Town Master Plan. Additional suggestions include: UDO Section 5.15.6. states “A primary goal of this section is 
authenticity.” The standards encourage “Bluffton vernacular architecture and construction, and which draws its 
ornament and variety from the traditional assembly of genuine materials.”  The level of detailing on the proposed 
facades, when viewed from a close proximity is minimal, failing to draw significantly from local precedent, while 
the composition of the facades themselves is often overly complex [note staff comment 7 in contrast], relying on a 
variety of novel assemblies and juxtapositions while failing to achieve the very straightforward compositional 
legibility inherent in the Bluffton vernacular.   The scale and character of much of the fenestration also fails to draw 
adequately from local precedents. [the building has been completely redesigned to have a more residential scale 
and character] The best examples of traditional Bluffton Main Street Buildings incorporate a storefront and a 
higher level of transparency at the street level, while upper level residential and other non-retail uses incorporate 
more conventional residential fenestration patterns, with single or narrow double doors and vertically 
proportioned windows forming a legible rhythm of voids that are generally similar in size.  [utilizing similar design 
techniques approved at the Church St. project, this building has been restudied] This is indicated by the sample 
illustration on 5-85 of the UDO, as well as in all of the Main Street Building precedents shown in this section [note 
per the UDO, *Precedent images are for illustrative purposes only, with no regulatory effect.  They are provided 
as examples, and shall not imply that every element in the photograph is permitted.].  This residential character 
is particularly important on this portion of Calhoun Street, on which the overall character is considerably more 
residential than portions further north toward May River Road.  The fenestration on a number of the facades 
proposed lack the clarity and hierarchy of these traditional examples, introducing a wide variety of glazing types 
and patterns and creating large expanses of transparency on upper residential levels, giving the upper levels more 
of a commercial feel.   This dilutes the traditional contrast in fenestration between a lower commercial level and an 
upper residential level that is inherent in the Lowcountry vernacular; resulting in facades that lack the clarity and 
legibility found in Bluffton’s best traditional Main Street Buildings. [the building has been redesigned to have more 
residential character and patterns] A viable solution for this site should be achievable within the parameters 
outlined above. The fundamental issue with the current proposal is that it lacks relatable scale within this specific 
context. While the UDO does set maximum footprint and height limits within this district, these upper limits should 
not be considered blanket entitlements that supersede other relevant and applicable standards that are also a part 
of the UDO, such as those requiring buildings to be visually similar in scale to those in the neighboring vicinity.  [the 
height has been reduced and the massing has been restudied to have a more residential character] A refinement 
of this project that addresses issues of fenestration, finishes, and secondary details, while failing to address the 
fundamental issue of building format and massing will not adequately address the most critical standards that the 
current proposal does not meet.   The project should be re-studied to address the issues above in order to meet 
the requirements and intent of the Bluffton UDO standards and the Old Town Master Plan principles. As 
documented, during the 1/13/2020 HPRC meeting, Ms. Heyward and several other members from the public 
gathered around the table and provided input on the project.  In order to understand her objections, a meeting 
took place at the Pine House on 3/4/2020.  Heather Colin was in attendance as a representative of the Town.  
During that meeting, Ms. Heyward suggested we meet with Christian Sottile of Sottile and Sottile.  Upon the 
urging of Heather Colin, on 3/19/2020, Ryan Hughes, Matt Cunningham, and James Atkins met with Mr. Sottile 
at his Savannah office.  We appreciated his personal opinions on the project and adjustments were explored.  
Mr. Sottile provide his meeting notes to the meeting participants as well as Ms. Heyward shortly after the 
meeting on 3/20/2020.  These meeting notes closely parallel the comments above.  While we certainly respect 
Mr. Sottile’s personal opinions on this project, it is disturbing that the Town retained Mr. Sottile after the 
Applicant, at the recommendation of UDO Administrator, undertook the additional time and expense to meet 
together with its consultants with Mr. Sottile in his Savannah office to discuss this project.  However, Mr. 
Sottile’s recommendations after that meeting misstated the availability to construct a Main Street Building type 
on this property and that mistake now carries over into the Staff comments.  It is our understanding that Mr. 
Sottile has not been retained by the Town in such a capacity since the adoption of the UDO and the Old Town 
Master Plan and we question his insertion in this process at this late stage. The Applicant has retained local 
consultants with considerable experience and the requisite skill and knowledge for this project.  At considerable 
expense the Applicant has strived to design a development respective of the site and Town goals set forth in the 
UDO and the Old Town Master Plan.  It is the UDO and the Old Town Master Plan that govern development of 
this site and not the subjective views of a third party. The insertion of a new consultant to the Staff and the HPC 
this late in the process with the statement that the project be “re-studied in order to meet the intent of the UDO 
and the Old Town Master Plan” is overly broad, not reflective of comments made previously by Staff to the 
application and not consistent with the UDO and the Old Town Master Plan.  Furthermore, the insertion of Mr. 
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Sottile at this stage and the treatment of this Application is not consistent with the UDO nor the manner in 
which other projects in the Historic District have been treated and therefore unfair to the Applicant and we 
believe arbitrary.   
 
1. Additional information on the use of louvered screen on the balconies on the west and east elevations are 
required.  It is challenging to view this as a traditional configuration of genuine materials for a balcony design. 
Photo examples of this application may assist in clarifying intent. This is an older comment from the previous 
HPRC.  See above. 
 
1. See Development Plan for Transportation Comments. Acknowledged. 
 
1. See Development Plan for Stormwater Comments. Acknowledged. 
1. Proposed Addresses for Resubmittal The apartments addresses will stay the same, but the office spaces could 
change depending on if the units could be subdivided again. - 71# Calhoun Street Unit 100, Unit 101, Unit 102, Unit 
200, Unit 201, Unit 202 and Unit 300 Acknowledged. 
1. Pending formal submittal of site plans showing the connectivity to BJWSA’s System. Acknowledged. 
1. HVAC units may not be located under the stairs per IBC section 1011.7.4. Removed as noted above. 
 
The below comments appear to be a copy of the previous comments from the submission on 1/13/2020 and 
were resolved in the current submission as noted in the application.  These comments have been addressed 
above. 

1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the 
Approved Development Plan for this site (DP-11-17-011473), a Development Plan Amendment (DPA) 
must be reviewed and approved by the Development Review Committee prior to issuance of this COFA.  
A DPA has been submitted, however, all conditions must be satisfied, and an approval issued prior to the 
issuance of the COFA. Additionally, a subdivision application must be submitted, reviewed and approved 
prior to approval of the COFA.  
2. Main Street Building Types are required to be shop front buildings.   Per Section 5.15.6.L. of the UDO, 
in order to provide clear views of merchandise in stores and to provided natural surveillance of exterior 
street spaces, the ground-floor along the building frontage shall have untinted transparent shopfront 
windows and/or doors covering no less than 75% of the wall area. ... Bottoms of the shopfront window 
shall be between 1 and 3 feet above sidewalk grade.  The louvering details along the front elevation do 
not provide clear views of shopfront windows.  First floor elevation must be revised in order to provide 
clear views.  (UDO 5.15.6.L.2.)  
3. At time of final submittal, a site plan showing the placement of the structures is required in order to 
ensure compliance with the applicable lot standards including setbacks and building orientation. 
(Application Manual)  
4. The Application notes storefront windows on the second floor.  Provide additional information the 
windows. (5.15.6.I.)  
5. Provide additional information on service yard materials and configuration . (UDO Section 5.15.6.F.)  
6. A determination must be made by the HPC on the appropriateness of the use of the louvering 
enclosing/wall material the balconies.  Balconies may have roofs by are required to be open. (UDO 
Section 5.15.5.E.2.d. and UDO Section 5.15.6.G.3.)  
7. Building heights and widths shall be visually similar to those in the neighboring vicinity. In order to 
ensure the buildings within the project and neighboring sites are visually simmilar, provide additional 
information on the street scape proposed. (5.15.5.F.4.)  
8. For the final application provide a landscape plan noting foundation plantings, street tree locations, 
and any landscaping proposed for buffering; as well provide architectural details of the railing and 
baluster, gutter profile, shutters, a typical window detail, corner board/pilaster trim detail, water table 
detail and sections through the eave and wall depicting the material configuration and dimensions. 
(Applications Manual)  
1. The proposed building is a Main Street Building.  Main Street buildings must have an arcade, 
colonnade, marquee or awning along the front facade (arcades/colonnades are preferred).  Arcades / 
colonnades are required to have a minimum depth of 8 ft. from the build-to-line to the inside column 
face.  The proposed colonnade is under 8 ft. in depth and dead ends in the corner piece of the building 
prohibiting pedestrians to use as intended. Modify the elevation to include the use of one of the above 
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referenced architectural features required on a Main Street Building. (UDO Section 5.15.6.E.3.) The 
colonnade is 8 ft in depth. 
2. Additional information on the use of louvered screen on the balconies is required.  It is challenging to 
view this as a traditional configuration of genuine materials for a balcony design. Photo examples of this 
application may assist in clarifying intent.  

 
1. See Development Plan Amendment for Transportation Comments. Acknowledged. 
1. See Development Plan Amendment for Stormwater comments. Acknowledged. 
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Building 3 
 
 
1. Final Addressing will be provided at time of Subdivision Application. Acknowledge. 
 
1. Pending formal submittal of site plans showing the connectivity to BJWSA’s System. Acknowledge. 
 
1. HVAC units may not be located under the stairs per IBC section 1011.7.4. HVAC units have been 
removed/relocated. 
 
1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the Approved 
Development Plan for this site (DP-11-17-011473), a Development Plan Amendment (DPA) must be reviewed and 
approved by the Development Review Committee prior to issuance of this COFA.  A DPA has been submitted, 
however, all conditions must be satisfied, and an approval issued prior to the issuance of the COFA. Additionally, a 
subdivision application must be submitted, reviewed and approved prior to approval of the COFA. Acknowledged.  
The process is being led by Witmer Jones Keefer and Ward Edwards. 
 
2. The columns on the stairs and balconies are spaced further apart than they are tall.  Columns shall be spaced no 
farther apart than they are tall.  Columns must be reconfigured or additional columns added to meet the spacing 
requirements found above.  (UDO Section 5.15.6.H.) Additional columns have been added to ensure the required 
proportions.  The entire composition has been restudied to have a more residential character.  An additional 
break down of scale and massing is achieved as the building nears the Heyward House. 
 
3. At time of final submittal, a site plan showing the placement of the structures is required in order to ensure 
compliance with the applicable lot standards including setbacks and building orientation. (Application Manual) A 
site plan is provided by Witmer Jones Keefer  
 
4. A determination must be made by the HPC on the appropriateness of the use of the louvering enclosing/wall 
material at the balconies and stairwells.  Balconies may have roofs by are required to be open. (UDO Section 
5.15.5.E.2.d. and UDO Section 5.15.6.G.3.) Although we believe a creative use of a traditional louver detail is 
appropriate, the louvering details have been revised to a more traditional usage at service yards, unusable stair 
areas, and railings as in the provided images. 
 
5.For the final application provide a landscape plan noting foundation plantings, street tree locations, and any 
landscaping proposed for buffering; as well provide the shutter dog profile. (Applications Manual) A landscape plan 
is provided by Witmer Jones Keefer  
 
6. Building heights and widths shall be visually similar to those in the neighboring vicinity.  The proposed building is 
both wider and taller than almost anything within the immediate vicinity.  While the they have not exceeded the 
maximum SF or height for the Main Street Building type, they have not taken into account the mass and scale of 
the buildings in the immediate context as required by the ordinance, most specifically the Heyward House , Slave 
Quarters and Summer Kitchen (c. 1840) located directly behind the proposed structure. The intent of the Old Town 
Bluffton Historic District is to promote the educational, cultural, and general welfare of the public through the 
preservation, protection, and enhancement of the old, historic, and/or architecturally-worthy structures and areas 
of the Town; and to maintain such structures as visible reminders of the history and heritage of the Town.  The 
building must be reduced in size or the mass and scale mitigated through alternate design solutions. Alternate 
design solutions may include breaking the main mass into smaller scaled components.   (UDO Section 5.15.5.F.1.a. 
and 5.15.5.F.1.c., 5.15.1.C., 5.15.1.E. and the Old Town Master Plan). Within this section 5.15.5.F.2.a of the UDO it 
references simple compositions and no reference to roofs.  The more relevant massing roof section is Section 
5.15.5.F.2.b, which states Rooflines shall be simple, utilizing gables, hips, and sheds and should correspond to 
the massing of the building below.  This building certainly follows this guidance.  (clarification note associated 
with the right illustration of the standard).  Specific to Section 5.15.5.F.2.a, the building mass shall consist of a 
simple composition.  This building is a simple rectangular volume with hierarchy around the entries – very 
simple.  In addition Sections 5.15.5.F.2.a,c,d are massing techniques that are successful in large footprint 
buildings.  This is NOT a large format building, because they are only allowed in the Neighborhood Core HD 
Zoning District per section 5.15.5.F.11.a-2.  This project is located in the Neighborhood Center HD Zoning District.  
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Long unarticulated masses are not present.  Forms and roofs are continuous front to back as illustrated and 
relate to the building geometry below.  Roofs are hips, gables, and sheds as instructed.  As a preliminary matter, 
Section 5.15.5.F.1.a provides that “[b]uilding heights and widths shall be visually similar to those in the 
neighboring vicinity.“  This is not a requirement to be the same or even similar – it is a requirement to be 
“visually similar”. Section 5.15.4 requires that “[a] new buildings in the Old Town Bluffton Historic District must 
meet the criteria of a designated building type outlined in this Section, and therefore must follow the prescribed 
Urban Standards set forth for that type, within the respective Zoning Districts.” The Applicant believes it has 
done so with these designs.  Furthermore, even if there was a requirement to be the same as those in the 
vicinity, these buildings are in visual similar proportion to Gigi’s, Pearls, Seven Oaks, May River Montessori, 
Bluffton UMC, Church of the Cross, 14 Church Street, Planter’s Mercantile, Patz Brothers House, Fripp House. 
Specifically, the building height is visually similar to Seven Oak (nearly identical) and the building width is less 
that the May River Montessori.  The building footprint of this project is 3,500 SF.  The Montessori school main 
building has a building footprint of over 5,600 SF. The buildings are visually similar and in proportion to the 
recently approved Main Street buildings on Church Street, which are also adjacent to similarly scaled buildings in 
the neighborhood.   Finally, an additional breakdown of scale and height has been introduced as the building 
extends towards the Heyward House property.  An existing dense landscape buffer exists to preserve the 
character of the neighboring structures.  On a SF/acre (density) basis, the proposed development is less than the 
precedent Church St project.   
 
7. Building heights and widths shall be visually similar to those in the neighboring vicinity. They shall incorporate 
elements that give the building perceptible scale.  Large buildings in particular shall be designed to reduce their 
perceived height and mass by dividing the building into smaller scale components. The applicant should re-study 
the articulation of the massing of Building 3 by dividing the building into smaller scale, distinct components. The 
building’s floor plan and internal program is naturally divided into three sections on all floors, allowing it to be 
divided into three architecturally distinct elements. Alternatively it could be divided into two distinct elements, 
with one element combining two of the bays into a 2 storied mass and the second element consisting of the 
remaining taller 2.5 storied bay, which could be located on the side of the building adjacent to Building 2 rather 
than in its center, which would allow the scale to increase as it moves toward the corner.(UDO Sections 5.15.5.F.1.a 
& 5.15.5-F.2.) Within this section 5.15.5.F.2.a of the UDO it references simple compositions and no reference to 
roofs.  The more relevant massing roof section is Section 5.15.5.F.2.b, which states Rooflines shall be simple, 
utilizing gables, hips, and sheds and should correspond to the massing of the building below.  This building 
certainly follows this guidance.  (clarification note associated with the right illustration of the standard).  Specific 
to Section 5.15.5.F.2.a, the building mass shall consist of a simple composition.  This building is a simple 
rectangular volume with hierarchy around the entries – very simple.  In addition Sections 5.15.5.F.2.a,c,d are 
massing techniques that are successful in large footprint buildings.  This is NOT a large format building, because 
they are only allowed in the Neighborhood Core HD Zoning District per section 5.15.5.F.11.a-2.  This project is 
located in the Neighborhood Center HD Zoning District.  The buildings are visually similar and in proportion to 
the recently approved Main Street buildings on Church Street, which are also adjacent to similarly scaled 
buildings in the neighborhood.   On a SF/acre (density) basis, the proposed development is less than the 
precedent Church St project.  Finally, an additional breakdown of scale and height has been introduced as the 
building extends towards the Heyward House property.   
 
8. Building mass shall consist of a simple composition of basic building forms that follow a clear hierarchy. 
Furthermore, do not clump everything equally under one enormous roof” (clarification note associated with the 
left illustration of the standard).  Building 3’s massing approach currently does just that, by bringing all of the 
building’s mass together under one large roof.  Within this section 5.15.5.F.2.a of the UDO it references simple 
compositions and no reference to roofs.  The more relevant massing roof section is Section 5.15.5.F.2.b, which 
states Rooflines shall be simple, utilizing gables, hips, and sheds and should correspond to the massing of the 
building below.  This building certainly follows this guidance.  (clarification note associated with the right 
illustration of the standard).  Specific to Section 5.15.5.F.2.a, the building mass shall consist of a simple 
composition.  This building is a simple rectangular volume with hierarchy around the entries – very simple.  In 
addition Sections 5.15.5.F.2.a,c,d are massing techniques that are successful in large footprint buildings.  This is 
NOT a large format building, because they are only allowed in the Neighborhood Core HD Zoning District per 
section 5.15.5.F.11.a-2.  This project is located in the Neighborhood Center HD Zoning District.  The buildings are 
visually similar and in proportion to the recently approved Main Street buildings on Church Street, which are 
also adjacent to similarly scaled buildings in the neighborhood.   Finally, an additional breakdown of scale and 
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height has been introduced as the building extends towards the Heyward House property.   
 
9. In order to provide additional context for the impact of the proposed buildings and the neighboring sites, 
provide additional information on the massing next to neighboring residential structures on Green Street. The 
perspective images showing the relationship between the three proposed buildings and each other, as well as the 
relationship between Building 2, the Montessori School, and 55 Bridge Street are successful in providing 
information on how the street will look with Building 2 in place. As the major concern for mass and scale for 
Building 3 is with the relationship of the proposed structure and the neighboring Heyward House and outbuildings 
which are Contributing Structures, perspectives similar to the ones provided for Building 2 is requested. (UDO 
Section 3.2.2.E.) Additional illustrations have been provided to provide street level perspectives with the existing 
landscape in context.  In an analysis of the recently approved Church Street buildings in this district, these 
buildings have a similar composition and hierarchy.  In response to the architecture, the building has been 
completely redesigned to have a more residential character and detail.  The overall floor to floor height has been 
reduced to the minimum required. 
 
Recommendation: The roof overhangs seem somewhat timid and under-scaled relative to similar vernacular 
buildings in Bluffton, and would benefit from broader overhangs. In terms of more prescriptive standards, porch 
roof overhangs are required to be a minimum of 2 feet. It is unclear whether this standard is met on the two 
flanking porches.   (UDO Section 5.15.6.E.5.d. and 5.15.6.P.1.).   Overhangs have been extended and modified to a 
more residential character. 
 
Recommendation: Eaves are also detailed as enclosed eaves with a smooth Hardie Panel soffit and a crown at the 
fascia. Consider using exposed rafter tails or, if enclosing the eave, a bed molding should be added where the frieze 
and soffit intersect; also, the soffit should be finished with a beaded or v-groove tongue and groove (UDO Section 
5.15.6.P. 3-6).   Soffits have been modified and in certain areas proposed as exposed rafter tails in certain areas. 
 
Recommendation: Fenestration should draw from the Bluffton vernacular pattern as stated earlier, with a more 
transparent street level and more traditional residential character on upper levels with legible rhythms of vertical 
openings of a similar size. The inclusion of operable shutters is encouraged.   The building has been completely 
redesigned to have a more residential character. 
 
Recommendation: The large blank wall composed of fiber cement panels on the south façade does not contribute 
to the architectural character of the elevation and should be reconsidered. Recommendation: While main street 
buildings are permitted in the Neighborhood Center Historic District, it should be noted that they are required in 
the blocks to the north (the red lines referenced on the UDO map on 5-56), those requirements do not extend to 
this block, indicating the change in context as Calhoun Street extends toward the May River. The scale of such 
buildings in this district is regulated by both the half story lower height requirement (as compared with the 
Neighborhood Core Historic District), and the scale provisions listed above relating to contextual scale. Main Street 
buildings are permitted in this district and the provisions to ensure they are in scale and context are provided.  
These buildings meet the guidance for Main Street Buildings.  As noted in previous submittals, the intent of the 
fiber cement panel detail is to provide a “canvas” for local artists to apply mural to.  This particular mural is 
intended to be landscape oriented to blend with the already established landscape buffer. 
 
In addition to review by staff, The Town of Bluffton contracted Sottile and Sottile to provide additional review to 
speak to the architectural design, because of their background in HP and involvement in the adoption of the Old 
Town Master Plan. Additional suggestions include: UDO Section 5.15.6. states “A primary goal of this section is 
authenticity.” The standards encourage “Bluffton vernacular architecture and construction, and which draws its 
ornament and variety from the traditional assembly of genuine materials.”  The level of detailing on the proposed 
facades, when viewed from a close proximity is minimal, failing to draw significantly from local precedent, while 
the composition of the facades themselves is often overly complex [note staff comment 7 in contrast], relying on a 
variety of novel assemblies and juxtapositions while failing to achieve the very straightforward compositional 
legibility inherent in the Bluffton vernacular.   The scale and character of much of the fenestration also fails to draw 
adequately from local precedents. [the building has been completely redesigned to have a more residential scale 
and character] The best examples of traditional Bluffton Main Street Buildings incorporate a storefront and a 
higher level of transparency at the street level, while upper level residential and other non-retail uses incorporate 
more conventional residential fenestration patterns, with single or narrow double doors and vertically 
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proportioned windows forming a legible rhythm of voids that are generally similar in size.  [utilizing similar design 
techniques approved at the Church St. project, this building has been restudied] This is indicated by the sample 
illustration on 5-85 of the UDO, as well as in all of the Main Street Building precedents shown in this section [note 
per the UDO, *Precedent images are for illustrative purposes only, with no regulatory effect.  They are provided 
as examples, and shall not imply that every element in the photograph is permitted.].  This residential character 
is particularly important on this portion of Calhoun Street, on which the overall character is considerably more 
residential than portions further north toward May River Road.  The fenestration on a number of the facades 
proposed lack the clarity and hierarchy of these traditional examples, introducing a wide variety of glazing types 
and patterns and creating large expanses of transparency on upper residential levels, giving the upper levels more 
of a commercial feel.   This dilutes the traditional contrast in fenestration between a lower commercial level and an 
upper residential level that is inherent in the Lowcountry vernacular; resulting in facades that lack the clarity and 
legibility found in Bluffton’s best traditional Main Street Buildings. [the building has been redesigned to have more 
residential character and patterns] A viable solution for this site should be achievable within the parameters 
outlined above. The fundamental issue with the current proposal is that it lacks relatable scale within this specific 
context. While the UDO does set maximum footprint and height limits within this district, these upper limits should 
not be considered blanket entitlements that supersede other relevant and applicable standards that are also a part 
of the UDO, such as those requiring buildings to be visually similar in scale to those in the neighboring vicinity.  [the 
height has been reduced and the massing has been restudied to have a more residential character] A refinement 
of this project that addresses issues of fenestration, finishes, and secondary details, while failing to address the 
fundamental issue of building format and massing will not adequately address the most critical standards that the 
current proposal does not meet.   The project should be re-studied to address the issues above in order to meet 
the requirements and intent of the Bluffton UDO standards and the Old Town Master Plan principles. As 
documented, during the 1/13/2020 HPRC meeting, Ms. Heyward and several other members from the public 
gathered around the table and provided input on the project.  In order to understand her objections, a meeting 
took place at the Pine House on 3/4/2020.  Heather Colin was in attendance as a representative of the Town.  
During that meeting, Ms. Heyward suggested we meet with Christian Sottile of Sottile and Sottile.  Upon the 
urging of Heather Colin, on 3/19/2020, Ryan Hughes, Matt Cunningham, and James Atkins met with Mr. Sottile 
at his Savannah office.  We appreciated his personal opinions on the project and adjustments were explored.  
Mr. Sottile provide his meeting notes to the meeting participants as well as Ms. Heyward shortly after the 
meeting on 3/20/2020.  These meeting notes closely parallel the comments above.  While we certainly respect 
Mr. Sottile’s personal opinions on this project, it is disturbing that the Town retained Mr. Sottile after the 
Applicant, at the recommendation of UDO Administrator, undertook the additional time and expense to meet 
together with its consultants with Mr. Sottile in his Savannah office to discuss this project.  However, Mr. 
Sottile’s recommendations after that meeting misstated the availability to construct a Main Street Building type 
on this property and that mistake now carries over into the Staff comments.  It is our understanding that Mr. 
Sottile has not been retained by the Town in such a capacity since the adoption of the UDO and the Old Town 
Master Plan and we question his insertion in this process at this late stage. The Applicant has retained local 
consultants with considerable experience and the requisite skill and knowledge for this project.  At considerable 
expense the Applicant has strived to design a development respective of the site and Town goals set forth in the 
UDO and the Old Town Master Plan.  It is the UDO and the Old Town Master Plan that govern development of 
this site and not the subjective views of a third party. The insertion of a new consultant to the Staff and the HPC 
this late in the process with the statement that the project be “re-studied in order to meet the intent of the UDO 
and the Old Town Master Plan” is overly broad, not reflective of comments made previously by Staff to the 
application and not consistent with the UDO and the Old Town Master Plan.  Furthermore, the insertion of Mr. 
Sottile at this stage and the treatment of this Application is not consistent with the UDO nor the manner in 
which other projects in the Historic District have been treated and therefore unfair to the Applicant and we 
believe arbitrary.   
 
1. The proposed building is a Main Street Building.  Main Street buildings must have an arcade, colonnade, 
marquee or awning along the front facade (arcades/colonnades are preferred). The proposed structure does not 
have one of the above referenced architectural features, but proposes the use of bracketed balconies along the 
front elevation.  A determination by the full HPC must be made on the appropriateness of the use of bracketed 
balconies as an appropriate alternative to those features listed in the UDO.  (UDO Section 5.15.6.E.3.) Main Street 
buildings are permitted in this district and the provisions to ensure they are in scale and context are provided.  
These buildings meet the guidance for Main Street Buildings.  Within the redesign, the introduction of an 8 ft 
colonnade has been achieved.   
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2. Additional information on the use of louvered screen on the balconies is required.  It is challenging to view this 
as a traditional configuration of genuine materials for a balcony design. Photo examples of this application may 
assist in clarifying intent. This appears to be a duplicated from the previous HPRC Town comments, but have been 
addressed in this submission.  Additionally, as noted above, the louver details have been modified. 
 
1. See Development Plan for Transportation Comments. Acknowledged. 
1. See Development Plan for Watershed Comments. Acknowledged. 
 
1. Proposed Addresses for Resubmittal The apartments addresses will stay the same, but the office spaces could 
change depending on if the units could be subdivided again. - 71# Calhoun Street Unit 100, Unit 101, Unit 102, Unit 
200, Unit 201, Unit 202 and Unit 300 Acknowledged. 
 
1. Pending formal submittal of site plans showing the connectivity to BJWSA’s System. Acknowledged. 
 
1. HVAC units may not be located under the stairs per IBC section 1011.7.4. The HVAC units have been 
removed/relocated. 
 
The below comments appear to be a copy of the previous comments from the submission on 1/13/2020 and 
were resolved in the current submission as noted in the application.  These comments have been addressed 
above. 

1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the 
Approved Development Plan for this site (DP-11-17-011473), a Development Plan Amendment (DPA) 
must be reviewed and approved by the Development Review Committee prior to issuance of this COFA.  
A DPA has been submitted, however, all conditions must be satisfied, and an approval issued prior to the 
issuance of the COFA. Additionally, a subdivision application must be submitted, reviewed and approved 
prior to approval of the COFA.  
2. The columns on the stairs and balconies are spaced further apart than they are tall.  Columns shall be 
spaced no farther apart than they are tall.  Columns must be reconfigured or additional columns added to 
meet the spacing requirements found above.  (UDO Section 5.15.6.H.)  
3. At time of final submittal, a site plan showing the placement of the structures is required in order to 
ensure compliance with the applicable lot standards including setbacks and building orientation. 
(Application Manual)  
4. Provide additional information on the massing next to neighboring residential structures on Bridge 
Street.  The structure will be located directly next to the Slave House and Summer Kitchen at the rear of 
the Heyward House property.  Both of these outbuildings are Contributing Structures within the Old 
Town Bluffton Historic District.  The intent of the Old Town Bluffton Historic District is to promote the 
educational, cultural, and general welfare of the public through the preservation, protection, and 
enhancement of the old, historic, and/or architecturally-worthy structures and areas of the Town; and to 
maintain such structures as visible reminders of the history and heritage of the Town.  Building heights 
and widths shall be visually similar to those in the neighboring vicinity.  Provide additional information on 
the massing of the proposed new construction next to the existing neighboring structures.  (UDO Sections 
5.15.5.F.1., 5.15.5.F.4., 5.15.1.C., 5.15.1.E. and the Old Town Master Plan).  
5. The Application notes storefront windows on the second floor.  Provide additional information the 
windows. (5.15.6.I.)  
6. Provide additional information on service yard materials and configuration . (UDO Section 5.15.6.F.)  
7. A determination must be made by the HPC on the appropriateness of the use of the louvering 
enclosing/wall material the balconies.  Balconies may have roofs by are required to be open. (UDO 
Section 5.15.5.E.2.d. and UDO Section 5.15.6.G.3.) 
8. The stucco paneling along the side elevations changes materials on mid plane.  Material changes in the 
same plane or at exterior corners is not permitted.  The material or configuration of the material change 
must be modified to meet the above standard (UDO Section 5.15.6.N.)  
9. For the final application provide a landscape plan noting foundation plantings, street tree locations, 
and any landscaping proposed for buffering; as well provide architectural details of the railing and 
baluster, gutter profile, shutters, a typical window detail, corner board/pilaster trim detail, water table 
detail and sections through the eave and wall depicting the material configuration and dimensions. 
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(Applications Manual)  
 

1. The proposed building is a Main Street Building.  Main Street buildings must have an arcade, 
colonnade, marquee or awning along the front facade (arcades/colonnades are preferred). The proposed 
structure does not have one of the above referenced architectural features, but proposes the use of 
bracketed balconies along the front elevation.  A determination by the full HPC must be made on the 
appropriateness of the use of bracketed balconies as an appropriate alternative to those features listed in 
the UDO.  (UDO Section 5.15.6.E.3.)  
2. Additional information on the use of louvered screen on the balconies is required.  It is challenging to 
view this as a traditional configuration of genuine materials for a balcony design. Photo examples of this 
application may assist in clarifying intent.  
3. While shutters are not required, when they are proposed they must be applied in a consistent manner. 
Add shutters to the all windows that can accept them. (UDO Section 5.15.6.A. and Section 5.15.5.F.4.c.)  
4. On the West Elevation, consider adding a bracket to the extended roof over the stairs to provide a 
similar feature to the bracket used on the lower east elevation roofs.  
5. The Application notes the chimney as being brick, but the plans do not show a chimney.  Provide 
additional information to clarify if a chimney is proposed.  

 
1. See Development Plan Amendment for Transportation Comments.  Acknowledged. 
1. See Development Plan Amendment for Stormwater comments. Acknowledged. 
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71 CALHOUN STREET - BUILDING 2
71 CALHOUN STREET

BLUFFTON, SOUTH CAROLINA
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SECOND FLOOR B2

BEARING HT.

CORNER BEARING

RIDGE

SMOOTH FIBER CEMENT LAP
SIDING 7" EXPOSURE

STANDING SEAM 
METAL ROOF

WOOD RAILING

MARVIN CLAD DOOR UNIT

6" LAMINATED COLUMN

OPERABLE SHUTTER
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©
 C

O
PY

RI
G

HT
 2

01
9 

C
O

U
RT

 A
TK

IN
S 

G
RO

U
P71 CALHOUN STREET -

BUILDING 2
07/01/2020

1/8" = 1'-0"1 WEST ELEVATION- CALHOUN STREET

ATTACHMENT 4



FIRST FLOOR

SECOND FLOOR B2

BEARING HT.

CORNER BEARING

RIDGE

SMOOTH FIBER CEMENT
LAP SIDING 7" EXPOSURE

STANDING SEAM 
METAL ROOF

WOOD RAILING

BRICK CHIMNEY

MARVIN DOOR UNIT

6X6 PT WOOD BRACKET

FIRST FLOOR HT.

39
' -

 0
"

8'
 - 

6"
5'

 - 
0"

11
' -

 6
"

14
' -

 0
"

SMOOTH BOARD AND BATTEN 
CEMENTITIOUS SIDING

©
 C

O
PY

RI
G

HT
 2

01
9 

C
O

U
RT

 A
TK

IN
S 

G
RO

U
P71 CALHOUN STREET -

BUILDING 2
07/01/2020

1/8" = 1'-0"1 EAST ELEVATION- COURTYARD

ATTACHMENT 4



FIRST FLOOR

SECOND FLOOR B2

BEARING HT.

CORNER BEARING

RIDGE

SMOOTH FIBER CEMENT
LAP SIDING 7" EXPOSURE

STANDING SEAM 
METAL ROOF

PT WOOD 5/4 X 3 LOUVER SCREEN
WITH 2 1/2" SPACING

6" 

12"

6X6 PT BRACKET
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FIRST FLOOR

SECOND FLOOR B2

BEARING HT.

CORNER BEARING

RIDGE
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LAP SIDING 7" EXPOSURE

STANDING SEAM 
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DECORATIVE WOOD RAILING
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SECOND FLOOR B2

BEARING HT.

11
' -

 6
"

METAL ROOF STANDING SEAM; ON 
HIGH TEMP ICE AND WATER SHIELD ON 
15/32 PT SHEATHING

BEADED SOFFIT

5/4 X 6  FIBER CEMENT FASCIA

FIRST FLOOR HT.

5/8 GYP.

2X6 BOTTOM PLATE

2X6 DOUBLE TOP PLATE

RIM JOIST & PERIMETER BEAM 
PER STRUCTURAL ENGINEER DOCUMENTS

SMOOTH FIBER CEMENT LAP SIDING - 7" EXPOSURE 
ON UNDERLAY ON 1/2" SHEATHING

5'-0 1/2"

2X6 STUDS @ 16" O.C. FLASHING

METAL ROOF STANDING SEAM

5/8" THRU BOLT
BLOCK BETWEEN STUDS

SIMPSON LRU 26 Z
HANGER AT EACH RAFTER

5/8" THRU BOLT
BLOCK BETWEEN STUDS

NON VENTED SMOOTH
FIBER CEMENT SOFFIT

6 X 12 PT

HURRICANE ANCHOR
AT EACH RAFTER PER

ENGINEER

COUNTER SUNK AND DRILLED 
BOLTS TO BE PLUGGED, SANDED 

SMOOTH AND PAINTED

COUNTER SUNK AND DRILLED 
BOLTS TO BE PLUGGED, SANDED 

SMOOTH AND PAINTED

6X6 PT

5/4 X 6 
FIBER CEMENT TRIM

6" / 12"

2X3 WOOD PT WATER TABLE

PT 2x3 WATER TABLE W/ 
CONT. METAL FLASHING 
ON 1x8 OVER 2x4 TRIM

BOARD & BATTEN SIDING

14
' -

 0
"

2X6 DOUBLE TOP PLATE
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FIRST FLOOR

SECOND FLOOR B2

BEARING HT.

5/4 x 6 PT WOOD DECKING

8" COX COLUMN BEYOND

2X2 PT WOOD PICKET WITH 4 1/2" O.C.
DECORATIVE WOOD RAILING

1x4 KDAT SLEEPERS @ 24" O.C.

PT WOOD 3X6 TRIM BAND

1X10 HARDIE TRIM

BUILT UP BEAM: SEE STRUCTURAL

BRICK COLUMN

AL
IG

N

8" COX COLUMN

STANDING SEAM METAL ROOF - INSTALL PER MANUF. 
SPECS.

2x10 ROOF RAFTERS W/ HURRICANE CLIPS (SEE 
STRUCTURAL ENG. DOCUMENTS FOR ALL 
CONNECTION AND TIE DOWN DETAILS / INTERVALS)

1X6 PT V-GROOVE CEILING

1X12 HARDIE TRIM BAND (BLOCKING AS
NEEDED) ON 1X10 HARDIE TRIM BAND

1X3 HARDIE FASCIA

2x6 RAFTER TAILS - SISTERED TO ROOF RAFTERS @ 
16" O.C.

14
'-0

"
11

'-6
"

HARDIE SOFFIT PANEL

1X6 HARDIE TRIM

1X6 PT V-GROOVE
CEILING

AL
IG

N

AL
IG

N

3" / 12"
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2X6 WOOD STUD
EXTERIOR WALL 
FRAMING 

5/8" GYP. 

SMOOTH FIBER CEMENT
LAP SIDING 7"- EXPOSURE 
PT 2x3 WATER TABLE
BELOW W/ CONT. 
METAL FLASHING 
PT 2x6 
CORNER BOARD 

12

8 2x10 ROOF RAFTERS W/ HURRICANE CLIPS (SEE STRUCTURAL ENG. DOCUMENTS FOR 
ALL CONNECTION AND TIE DOWN DETAILS / INTERVALS)

HIGH-TEMP ICE AND WATER SHIELD PER
MANUFACTURER'S SPECIFICATIONS ON ALL ROOF SLOPES

15/32" EXTERIOR STRUCTURAL ROOF SHEATHING (SEE STRUCTURAL 
ENG. DOCUMENTS)

CONT. ICYNENE FOAM INSULATION (OR EQUAL), G.C. TO PROVIDE MEP SYSTEM 
REQUIREMENTS, SHOP DRAWINGS, AND FOAM APPLICATION PROCEDURES FOR 
ARCHITECT'S REVIEW (TYP. WHERE SHOWN)

CONT. 2x8 PT WOOD TRIM (CUT TO SLOPE)

CONT. METAL FLASHING/DRIP EDGE

1x3 HARDIE FASCIA

2x6 TYPICAL EXTERIOR WALL CONSTRUCTION AT 16" O.C.

CONT. ICYNENE FOAM INSULATION (OR EQUAL)

2x6 RAFTER TAILS - SISTERED TO ROOF RAFTERS @ 16" O.C.

5 
1/

2" 2x DRYWALL NAILER 

1X6 HARDIE TRIM ( CUT TO SLOPE)

1X6 PT V-GROOVE SOFFIT

BOARD AND BATTEN SIDING
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2x6 KDAT BOTTOM RAIL - CUT 
TO 5"

3 
1/

2"
5'

-8
 1

/2
"

1 
1/

2"

6'
 - 

0"

1x8 KDAT TRIM (3/8" 
CHAMFER)

HINGE SIDE @ COLUMN

6x6 KDAT POST

1x4 KDAT SURROUND AND FRAME 
(EACH SIDE)

2x10 KDAT CAP CUT TO 8 1/2" & 
CHAMFER CAP

2x6 KDAT CAP CUT TO 5" & CHAMFER 
TOP

SERVICE SLAB
V.I.F.

T.O. SERVICE WALL
6'-0" ASF (SLAB)

2x6 KDAT INSIDE OF OPENING AS 
NAILER FOR 1x6

1x6 HORZ. KDAT EACH SIDE 
WITH 1 1/4" GAP. BOARDS 
OVERLAP FRONT TO BACK TO 
FULLY SCREEN SERVICE AREA
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PT 2X3 DRIP CAP 
METAL FLASHING
PT 2X6 HEAD TRIM
PT 5/4 X 4 JAMB TRIM

OPERABLE  WOOD 
SHUTTER

PT 3X3 WOOD SILL

SHUTTER DOG

5'
 - 

4"

5' - 4" PT 2X3 DRIP CAP 
METAL FLASHING
PT 2X6 HEAD TRIM
PT 5/4 X 4 JAMB TRIM

OPERABLE WOOD 
SHUTTER

PT 3X3 WOOD SILL

SHUTTER DOG

2' - 8"

5'
 - 

4"
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TOWN OF BLUFFTON 
CERTIFICATE OF APPROPRIATENESS- OLD TOWN BLUFFTON 
HISTORIC DISTRICT (HD) APPLICATION 

Town of Bluffton Certificate of Appropriateness-Historic District Application Last Updated:  4/8/2014 

Growth Management Customer Service Center 
20 Bridge Street 

Bluffton, SC 29910 
(843)706-4522 

www.townofbluffton.sc.gov 
applicationfeedback@townofbluffton.com 

Applicant Property Owner 

Name: Name: 

Phone: Phone: 

Mailing Address: Mailing Address: 

E-mail: E-mail: 

Town Business License # (if applicable): 

Project Information (tax map info available at http://www.townofbluffton.us/gis/) 

Project Name: Conceptual: Final: Amendment: 

Project Location: Application for: 

 New Construction    

      Renovation/Rehabilitation/Addition 

      Relocation or Demolition   

Zoning District: 

Acreage: 

Tax Map Number(s): 

Project Description: 

Minimum Requirements for Submittal 
1. Full sized copies and digital files of the Site Plan(s).  One (1) set for Conceptual, two (2) sets for Final
2. Full sized copies and digital files of the Architectural Plan(s). One (1) set for Conceptual, two (2) sets for Final
3. Project Narrative describing reason for application and compliance with the criteria in Article 3 of the UDO.
5. All information required on the attached Application Checklist.
6. An Application Review Fee as determined by the Town of Bluffton Master Fee Schedule. Checks made payable

to the Town of Bluffton.

Note: A Pre-Application Meeting is required prior to Application submittal. 

Disclaimer: 
The Town of Bluffton assumes no legal or financial liability to the applicant or any 
third party whatsoever by approving the plans associated with this permit. 

I hereby acknowledge by my signature below that the foregoing application is complete and accurate and that I am 
the owner of the subject property.  As applicable, I authorize the subject property to be posted and inspected. 

Property Owner Signature: Date: 

Applicant Signature: Date: 

For Office Use 

Application Number: Date Received:  

Received By:  Date Approved:  
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TOWN OF BLUFFTON 
CERTIFICATE OF APPROPRIATENESS-  

OLD TOWN BLUFFTON HISTORIC DISTRICT (HD) APPLICATION 
PROCESS NARRATIVE 

Town of Bluffton Certificate of Appropriateness- Historic District Application                                                                      Last Updated:  4/8/2014                     

 
The following Process Narrative is intended to provide Applicants with an understanding of the respective application process, 
procedures and Unified Development Ordinance (UDO) requirements for obtaining application approval in the Town of Bluffton.  While 
intended to explain the process, it is not intended to repeal, eliminate or otherwise limit any requirements, regulations or provisions of 
the Town of Bluffton’s UDO. Compliance with these procedures will minimize delays and assure expeditious application review.  
 
Step 1.  Pre-Application Meeting Applicant & Staff 

Prior to the filing of a Certificate of Appropriateness-HD Application, the Applicant is required to consult with the UDO Administrator at 
a Pre-Application Meeting for comments and advice on the appropriate application process and the required procedures, 
specifications, and applicable standards required by the UDO.  

Step 2.  Application Check-In Meeting – Concept Review Submission Applicant & Staff 

Upon receiving input from Staff at the Pre-Application Meeting, the Applicant may submit a Concept Review Submission of the 
Certificate of Appropriateness Application with the required submittal materials during an Application Check-In Meeting where the 
UDO Administrator will review the submission for completeness.  

Step 3.  Review by UDO Administrator and HPC Staff 

If the UDO Administrator determines that the Concept Review Submission of the Certificate of Appropriateness-HD Application is 
complete, it shall be forwarded to the Historic Preservation Review Committee. The Review Committee shall review the application 
and prepare written comment for review with the Applicant. 

Step 4.  Historic Preservation Review Committee  Applicant, Staff & Historic Preservation 
Review Committee 

A public meeting shall be held with the Applicant to the review the Review Committee’s Staff Report and discuss the application. The 
Review Committee shall review the Concept Review Submission for compliance with the criteria and provisions in the UDO. The 
Applicant will be given the opportunity to address comments, if any, and resubmit the application materials to proceed to the Final 
Review Submission.   

Step 5.  Application Check-In Meeting - Final Review Submission Applicant & Staff 

The Applicant shall submit the completed Final Review Submission of the Certificate of Appropriateness Application with the required 
submittal materials during a mandatory Application Check-In Meeting where the UDO Administrator will review the submission for 
completeness. 

Step 6.  Historic Preservation Commission Meeting Applicant, Staff & Historic Preservation 
Commission 

A public meeting shall be held with the Applicant where the HPC shall review the Final Application materials of the Certificate of 
Appropriateness-HD Application for compliance with the criteria and provisions in the UDO.  The HPC may approve, approve with 
conditions, or deny the application. 

Step 7. Issue Certificate of Appropriateness Staff 

If the HPC approves the Certificate of Appropriateness-HD Application, the UDO Administrator shall issue the Certificate of 
Appropriateness-HD. 
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TOWN OF BLUFFTON  
CERTIFICATE OF APPROPRIATENESS – HISTORIC DISTRICT  

PROJECT ANALYSIS 

  Last Updated: 4/8/2014 

 In accordance with the Town of Bluffton Unified Development Ordinance (UDO), the following information shall 
be included as part of a Certificate of Appropriateness application submitted for review by the Historic 
Preservation Commission (HPC) and the Historic Preservation Review Committee.  The use of this checklist by 
Town Staff or the Applicant shall not constitute a waiver of any requirement contained in the UDO. 
 

1. DESIGN REVIEW PHASE CONCEPTUAL REVIEW   FINAL REVIEW 
2. SITE DATA 
Identification of Proposed Building Type (as defined in Article 5): 

Building Setbacks Front: Rear: Rt. Side: Lt. Side: 

3. BUILDING DATA 

Building 
Description 

(Main House, Garage, Carriage 
House, etc.) 

Existing Square 
Footage 

Proposed Square 
Footage 

Main Structure    

Ancillary    

Ancillary    

4. SITE COVERAGE 

Impervious Coverage Coverage (SF) 

Building Footprint(s)  

Impervious Drive, Walks & Paths  

Open/Covered Patios  

A.TOTAL IMPERVIOUS COVERAGE  

B.TOTAL SF OF LOT  

% COVERAGE OF LOT (A/B= %)  

5. BUILDING MATERIALS 

Building Element Materials, Dimensions, 
and Operation  

Building Element Materials, Dimensions, 
and Operation 

Foundation  Columns  

Walls  Windows  

Roof  Doors  

Chimney  Shutters  

Trim  Skirting/Underpinning  

Water table  Cornice, Soffit, Frieze  

Corner board  Gutters  

Railings  Garage Doors  

Balusters  
Green/Recycled Materials 

 

Handrails   
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TOWN OF BLUFFTON  
CERTIFICATE OF APPROPRIATENESS – HISTORIC DISTRICT  

APPLICATION CHECKLIST 

Town of Bluffton Applications Manual 2 of 3 Last Updated:  4/8/2014 

Note:  Certificate of Appropriateness application information will vary depending on the activities proposed.  
At a minimum, the following items (signified by a grayed checkbox) are required, as applicable to the 
proposed project.   

Concept Final BACKGROUND INFORMATION.   

  COMPLETED CEFTIFICATE OF APPROPRIATENESS-HD APPLICATION: A 
competed and signed application providing general project and contact information.    

  PROPERTY OWNER CONSENT:  If the applicant is not the property owner, a letter of 
agency from the property owner is required to authorize the applicant to act on behalf of 
the property owner. 

  PROJECT NARRATIVE:  A detailed narrative describing the existing site conditions and 
use, the proposed development intent with proposed uses and activities that will be 
conducted on the site.  Include a description of the proposed building type and proposed 
building materials as permitted in Article 5.  

  DEED COVENANTS/RESTRICTIONS:  A copy of any existing deed covenants, 
conditions and restrictions, including any design or architectural standards that apply to 
the site.  

  ADDITIONAL APPROVALS: A written statement from the Declarant of any deed 
covenants, conditions, or restrictions and/or the Review Body of any design or 
architectural standards that the current design has been reviewed for consistency with the 
established restrictions/design principles and approved.    

Concept Final SITE ASSESSMENT.   
  

 
LOCATION MAP: Indicating the location of the lot and/or building within the Old Town 
Bluffton Historic District with a vicinity map. 

  PROPERTY SURVEY:  Prepared and sealed by a Registered Land Surveyor indicating the 
following, but not limited to: 
x All property boundaries, acreage, location of property markers, name of county, municipality, 

project location, and parcel identification number(s); 
x Municipal limits or county lines, zoning, overlay or special district boundaries, if they traverse 

the tract, form a part of the boundary of the tract, or are contiguous to such boundary; 
x All easements of record, existing utilities, other legal encumbrances, public and private 

rights-of-way, recorded roadways, alleys, reservations, and railways;  
x Existing watercourses, drainage structures, ditches, one-hundred (100) year flood elevation, 

OCRM critical line, wetlands or riparian corridors top of bank locations, and protected lands 
on or adjacent to the property; 

x Location of existing buildings, structures, parking lots, impervious areas, public and private 
infrastructure, or other man-made objects located on the development property; and 

x North arrow, graphic scale, and legend identifying all symbology.    

 
 

 SITE PLAN:  Showing layout and design indicating, but not limited to:  
x All property survey information showing all building footprint(s) with finish floor elevations, 

setbacks and build-to lines, building location(s), building orientation(s); 
x Overall lot configuration depicting ingress/egress, circulation, driveways, parking areas, 

patios, decks, pools, hardscape, service yards and all other site amenities;  
x Pedestrian circulation elements and ensuring design shows ADA accessibility compliance. 

Location, layout, and number of vehicular and bicycle parking spaces bicycle parking, and 
ensuring design shows ADA accessibility compliance; and 

x Include detailed dimensions as necessary and appropriate to demonstrate compliance with 
all applicable standards and requirements. 
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TOWN OF BLUFFTON  
CERTIFICATE OF APPROPRIATENESS – HISTORIC DISTRICT  

APPLICATION CHECKLIST 

Town of Bluffton Applications Manual 3 of 3 Last Updated:  4/8/2014 

 
 

SIGN AND RETURN THIS CHECKLIST WITH THE APPLICATION SUBMITTAL 
ALL SUBMITTALS MUST BE COLLATED AND FOLDED TO 8-1/2” X 11” 

 
By signature below I certify that I have reviewed and provided the submittal items listed above.  Further, I 
understand that failure to provide a complete, quality application or erroneous information may result in the delay 
of processing my application(s). 
 
 
______________________________________________________  _______________________ 
Signature of Property Owner or Authorized Agent    Date 
 
 
______________________________________________________ 
Printed Name 

  
 

PHOTOS: Comprehensive color photograph documentation of the property, all exterior 
facades, and the features impacted by the proposed work.  If digital, images should be at 
a minimum of 300 dpi resolution.  

Concept Final ARCHITECTURAL INFORMATION. 

  CONCEPTUAL ARCHITECTURAL SKETCHES:  Sketch of plans, elevations, details, 
renderings, and/or additional product information to relay design intent.   

  FLOOR/ROOF PLANS:  Illustrate the roof and floor plan configurations.  Include all 
proposed uses, walls, door & window locations, overall dimensions and square footage(s).  

  ELEVATIONS:  Provide scaled and dimensioned drawings to illustrate the exterior 
appearance of all sides of the building(s).  Describe all exterior materials and finishes and 
include all building height(s) and heights of appurtenance(s) as they relates to adjacent 
grade, first floor finished floor elevations, floor to ceiling height for all stories, existing and 
finish grades for each elevation.  

  
 
 

ARCHITECTURAL DETAILS:  Provide scaled and dimensioned drawings to show the 
configuration and operation of all doors, windows, shutters as well as the configuration 
and dimensional information for columns and porch posts, corner boards, water tables, 
cupolas and roof appurtenances, gutters and downspouts, awnings, marquees, balconies, 
colonnades, arcades, stairs, porches, stoops and railings.  

 
 

 
 

MANUFACTURER’S CUT SHEET/SPECIFICATIONS:  Include for all atypical building 
elements and materials not expressly permitted by Article 5 of the UDO with sizes and 
finishes noted.  

Concept Final LANDSCAPE INFORMATION. 
  TREE REMOVAL PLAN:  A site plan indicating location, species, and caliper of existing 

trees and trees to be removed. 
  LANDSCAPE PLAN:  Plan must include proposed plant materials including names, 

quantities, sizes and location, trees to be removed/preserved/relocated, areas of planting, 
water features, extent of lawns, and areas to be vegetated.  Plant key and list to be 
shown on the landscape plan as well as existing and proposed canopy coverage 
calculations.   

Concept Final ADDITIONAL REQUIRED INFORMATION (Single-Family Residential Excluded). 
  PRELIMINARY DEVELOPMENT PLAN APPLICATION:  Submit a Preliminary 

Development Plan Application along with all required submittal items as depicted on the 
application checklist.    
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PLAN REVIEW COMMENTS FOR COFA-12-19-013784
Town of Bluffton

Department of Growth Management

20 Bridge Street   P.O. Box 386   Bluffton, South Carolina 29910

Telephone 843-706-4522

OLD TOWN

Plan Type: Apply Date:

Plan Status: Plan Address: 71 Calhoun St
BLUFFTON, SC  29910

Historic District

Active

12/16/2019

Plan PIN #:Case Manager: R610 039 00A 0099 0000Erin Schumacher

Plan Description: BUILDING 2: A request by Court Atkins, Inc. on behalf of Cunningham, LLC for review of a Certificate of 
Appropriateness to allow the construction of a two and a half-story mixed-use building of approximately 
8,000 SF located at 71 Calhoun Street and is zoned Neighborhood Center – HD.  
STATUS:  The application was reviewed at the January 13, 2020 HPRC meeting and comments were 
provided to the Applicant. A final application has been submitted and is being reviewed for conformance 
with the UDO and is scheduled to be heard at the May 4 digital HPRC meeting.

 Staff Review (HD)

 Submission #: 2  Recieved: 05/01/2020 Completed: 05/01/2020

Reviewing Dept. Complete Date StatusReviewer

Approved with Conditions05/01/2020Addressing Review Nick Walton

Comments:

1. Addresses will be provided at time of subdivision.

Approved with Conditions05/01/2020Beaufort Jasper Water and Sewer 
Review

James Clardy

Comments:

1. Pending formal submittal of site plans showing the connectivity to BJWSA’s System.

Approved with Conditions05/01/2020Building Safety Review Richard Spruce

Comments:

1. HVAC units may not be located under the stairs (South Elevation) per IBC section 1011.7.4.

Approved with Conditions05/01/2020Growth Management Dept Review 
(HD)

Katie Peterson

Comments:
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1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the Approved Development Plan for 
this site (DP-11-17-011473), a Development Plan Amendment (DPA) must be reviewed and approved by the Development Review 
Committee prior to issuance of this COFA.  A DPA has been submitted, however, all conditions must be satisfied, and an approval 
issued prior to the issuance of the COFA. Additionally, a subdivision application must be submitted, reviewed and approved prior to 
approval of the COFA.
2. At time of final submittal, a site plan showing the placement of the structures is required in order to ensure compliance with the 
applicable lot standards including setbacks and building orientation. (Application Manual)
3. Air Conditioning compressors and utility meters shall be located in rear yards or side yards not facing side streets.  A service yard 
containing Air Conditioning units is proposed on the Birdge Street Elevation.  This service yard must be relocated to be in a rear or 
side yard not facing a street. (UDO Section 5.15.6.F.2.)
4. A determination must be made by the HPC on the appropriateness of the use of the louvering enclosing/wall material the 
balconies.  Balconies may have roofs by are required to be open. (UDO Section 5.15.5.E.2.d. and UDO Section 5.15.6.G.3.)
5. Windows openings shall be oriented vertically.  It appears that the three windows on the East elevation, in Unit 202, are horizontal 
in orientation.  Provide additional information on the window dimensions as it is unclear if they meet this requirement. (UDO Section 
5.15.6.I.1.b.)
6. In keeping with masonry building technology, metal spark arrestors, exposed metal flues, or pre-fabricated chimney caps are not 
permitted.  The proposed chimney shows a metal spark arrestor.  The spark arrestor must be revised to a permitted configuration. 
(UDO Section 5.15.6.E.8.d.)
7. Doors are permitted to have a French or Casement operation. The doors on the second story south elevation are proposed as 
sliding in operation.  Additionally, the Marvin Windows quote for this site indicates the use of a Bifold door. (Line# 14 - Bifold, 
Line#17 - Sliding).  Door operations must be revised to be Casement or French in operation. (5.15.6.I.3.c.)
8. Building mass shall consist of a simple composition of basic building forms that follow a clear hierarchy. Furthermore, do not 
clump everything equally under one enormous roof” (clarification note associated with the left illustration of the standard). The 
massing of Building 2 appears to be the most articulate of the three proposed buildings; however, further differentiation of the 
massing is needed in order to divide the building into smaller scale, architecturally distinct components and bring its scale into 
closer alignment with the buildings in the immediate neighborhood context in order to address the requirements of sections (UDO 
Sections 5.15.5.F.1.a. and 5.15.5.F.1.c. )
9. Fixed frame windows are limited to a maximum size of 36 square feet.  The second floor is shown with a large scale patio door, 
and the gable (level 3) is shown with an +/- 80 square foot triangular fixed-frame window. Fenestration on upper levels should be 
restudied to reflect a traditional Bluffton residential character with legible rhythms of vertical openings of a similar size. The inclusion 
of operable shutters is encouraged. (UDO Sections 5.15.6 .I.3. b & c)
10. For the final application provide a landscape plan noting foundation plantings, street tree locations, and any landscaping 
proposed for buffering; as well provide architectural details pf tje service yard showing material and height, the shutter dog style. 
(Applications Manual)
Recommendation: Commercial uses on this portion of Calhoun Street have a much more residential character. Many are converted 
homes. Corner storefronts directly on the street are more appropriate to blocks to the north and May River Road. Creating a true 
wrapping porch rather than a covered balcony, bringing the posts down to the first floor would serve to soften the more urban 
commercial feel currently exhibited by the building. 
Recommendation: Consider recessing the mass of the transverse gable portion running down Calhoun Street to the north, so that 
the porch along this portion is recessed behind the plane of the main facade wall of the corner mass. This will allow the corner mass 
to read as a more modestly scaled structure comparable to the Main Street building across Bridge Street, and allow the mid-block 
portion to recede as a secondary mass. 
Recommendation: Consider a strategy to articulate the roofline of the porch to step back after the popped up gabble portion of the 
building on the Bridge Street elevation, so that the eave line of the porch does not continue unbroken down the entire length of the 
building frontage.  
Recommendation: Eaves are detailed as enclosed eaves with a smooth Hardie Panel soffit and a crown at the fascia. Consider 
using exposed rafter tails or, if enclosing the eave, a bed molding and frieze should be added at the top of the siding. Also, the soffit 
should be finished with a beaded or v-groove tongue and groove (UDO Sections 5.15.6.P. 3-6).   
Recommendation: While main street buildings are permitted in the Neighborhood Center Historic District, it should be noted that 
they are required in the blocks to the north (the red lines referenced on the UDO map on 5-56), those requirements do not extend to 
this block, indicating the change in context as Calhoun Street extends toward the May River. The scale of such buildings in this 
district is regulated by both the half story lower height requirement (as compared with the Neighborhood Core Historic District), and 
the scale provisions listed above relating to contextual scale.
In addition to review by staff, The Town of Bluffton contracted Sottile and Sottile to provide additional review to speak to the 
architectural design, because of their background in HP and involvement in the adoption of the Old Town Master Plan. Additional 
suggestions include:
UDO Section 5.15.6. states “A primary goal of this section is authenticity.” The standards encourage “Bluffton vernacular 
architecture and construction, and which draws its ornament and variety from the traditional assembly of genuine materials.”  The 
level of detailing on the proposed facades, when viewed from a close proximity is minimal, failing to draw significantly from local 
precedent, while the composition of the facades themselves is often overly complex, relying on a variety of novel assemblies and 
juxtapositions while failing to achieve the very straightforward compositional legibility inherent in the Bluffton vernacular.   
The scale and character of much of the fenestration also fails to draw adequately from local precedents. The best examples of 
traditional Bluffton Main Street Buildings incorporate a storefront and a higher level of transparency at the street level, while upper 
level residential and other non-retail uses incorporate more conventional residential fenestration patterns, with single or narrow 
double doors and vertically proportioned windows forming a legible rhythm of voids that are generally similar in size.   
This is indicated by the sample illustration on 5-85 of the UDO, as well as in all of the Main Street Building precedents shown in this 
section.  This residential character is particularly important on this portion of Calhoun Street, on which the overall character is 
considerably more residential than portions further north toward May River Road.  
The fenestration on a number of the facades proposed lack the clarity and hierarchy of these traditional examples, introducing a 
wide variety of glazing types and patterns and creating large expanses of transparency on upper residential levels, giving the upper 
levels more of a commercial feel.   This dilutes the traditional contrast in fenestration between a lower commercial level and an 
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upper residential level that is inherent in the Lowcountry vernacular; resulting in facades that lack the clarity and legibility found in 
Bluffton’s best traditional Main Street Buildings. 
A viable solution for this site should be achievable within the parameters outlined above. The fundamental issue with the current 
proposal is that it lacks relatable scale within this specific context. While the UDO does set maximum footprint and height limits 
within this district, these upper limits should not be considered blanket entitlements that supersede other relevant and applicable 
standards that are also a part of the UDO, such as those requiring buildings to be visually similar in scale to those in the neighboring 
vicinity.   
A refinement of this project that addresses issues of fenestration, finishes, and secondary details, while failing to address the 
fundamental issue of building format and massing will not adequately address the most critical standards that the current proposal 
does not meet.   
The project should be re-studied to address the issues above in order to meet the requirements and intent of the Bluffton UDO 
standards and the Old Town Master Plan principles.

Approved with Conditions05/01/2020HPRC Review Katie Peterson

Comments:

1. Additional information on the use of louvered screen on the balconies on the west and east elevations are required.  It is 
challenging to view this as a traditional configuration of genuine materials for a balcony design. Photo examples of this application 
may assist in clarifying intent.

Approved with Conditions05/01/2020Transportation Department Review 
- HD

William Howard

Comments:

1. See Development Plan for Transportation Comments.

Approved with Conditions05/01/2020Watershed Management Review William Baugher

Comments:

1. See Development Plan for Stormwater Comments.

 Submission #: 1  Recieved: 01/10/2020 Completed: 05/01/2020

Reviewing Dept. Complete Date StatusReviewer

Approved with Conditions01/10/2020Addressing Review Nick Walton

Comments:

1. Proposed Addresses for Resubmittal
The apartments addresses will stay the same, but the office spaces could change depending on if the units could be subdivided 
again. 
- 71# Calhoun Street Unit 100, Unit 101, Unit 102, Unit 200, Unit 201, Unit 202 and Unit 300

Approved with Conditions01/10/2020Beaufort Jasper Water and Sewer 
Review

James Clardy

Comments:

1. Pending formal submittal of site plans showing the connectivity to BJWSA’s System.

Approved with Conditions01/10/2020Building Safety Review Richard Spruce

Comments:

1. HVAC units may not be located under the stairs per IBC section 1011.7.4.

Approved with Conditions01/10/2020Growth Management Dept Review 
(HD)

Katie Peterson

Comments:
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1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the Approved Development Plan for 
this site (DP-11-17-011473), a Development Plan Amendment (DPA) must be reviewed and approved by the Development Review 
Committee prior to issuance of this COFA.  A DPA has been submitted, however, all conditions must be satisfied, and an approval 
issued prior to the issuance of the COFA. Additionally, a subdivision application must be submitted, reviewed and approved prior to 
approval of the COFA.
2. Main Street Building Types are required to be shop front buildings.   Per Section 5.15.6.L. of the UDO, in order to provide clear 
views of merchandise in stores and to provided natural surveillance of exterior street spaces, the ground-floor along the building 
frontage shall have untinted transparent shopfront windows and/or doors covering no less than 75% of the wall area. ... Bottoms of 
the shopfront window shall be between 1 and 3 feet above sidewalk grade.  The louvering details along the front elevation do not 
provide clear views of shopfront windows.  First floor elevation must be revised in order to provide clear views.  (UDO 5.15.6.L.2.)
3. At time of final submittal, a site plan showing the placement of the structures is required in order to ensure compliance with the 
applicable lot standards including setbacks and building orientation. (Application Manual)
4. The Application notes storefront windows on the second floor.  Provide additional information the windows. (5.15.6.I.) 
5. Provide additional information on service yard materials and configuration . (UDO Section 5.15.6.F.)
6. A determination must be made by the HPC on the appropriateness of the use of the louvering enclosing/wall material the 
balconies.  Balconies may have roofs by are required to be open. (UDO Section 5.15.5.E.2.d. and UDO Section 5.15.6.G.3.)
7. Building heights and widths shall be visually similar to those in the neighboring vicinity. In order to ensure the buildings within 
the project and neighboring sites are visually simmilar, provide additional information on the street scape proposed. (5.15.5.F.4.)
8. For the final application provide a landscape plan noting foundation plantings, street tree locations, and any landscaping 
proposed for buffering; as well provide architectural details of the railing and baluster, gutter profile, shutters, a typical window detail, 
corner board/pilaster trim detail, water table detail and sections through the eave and wall depicting the material configuration and 
dimensions. (Applications Manual)

Approved with Conditions01/10/2020HPRC Review Katie Peterson

Comments:

1. The proposed building is a Main Street Building.  Main Street buildings must have an arcade, colonnade, marquee or awning 
along the front facade (arcades/colonnades are preferred).  Arcades / colonnades are required to have a minimum depth of 8 ft. 
from the build-to-line to the inside column face.  The proposed colonnade is under 8 ft. in depth and dead ends in the corner piece 
of the building prohibiting pedestrians to use as intended. Modify the elevation to include the use of one of the above referenced 
architectural features required on a Main Street Building. (UDO Section 5.15.6.E.3.)
2. Additional information on the use of louvered screen on the balconies is required.  It is challenging to view this as a traditional 
configuration of genuine materials for a balcony design. Photo examples of this application may assist in clarifying intent.

Approved with Conditions01/10/2020Transportation Department Review 
- HD

William Howard

Comments:

1.  See Development Plan Amendment for Transportation Comments.

Approved with Conditions01/10/2020Watershed Management Review Bridgette Noonan

Comments:

1. See Development Plan Amendment for Stormwater comments.

Plan Review Case Notes:
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71 Calhoun Street, Building 3– Certificate of Appropriateness Historic Preservation Commission 

HISTORIC PRESERVATION 
COMMISSION 

STAFF REPORT 
Department of Growth Management 
 

MEETING DATE:  August 5, 2020  

PROJECT: 
71 Calhoun Street, Building 3– New Construction: 
Mixed-Use   

APPLICANT: Court Atkins Group 

PROJECT MANAGER: Heather L. Colin, Director of Growth Management  

 

APPLICATION REQUEST:  The Applicant, Court Atkins Group on behalf of 

Cunningham, LLC, requests that the Historic Preservation Commission approve the 

following application: 

1. COFA-12-19-0138785.  A Certificate of Appropriateness to construct a new 
mixed-use building of approximately 7,620 SF located on Bridge Street in the 
Old Town Bluffton Historic District and zoned Neighborhood Center – HD. 
 

BACKGROUND:  The building, which is subject to this application, is the third of 

three buildings being proposed at the lot currently addressed 71 Calhoun Street.  

As required by Article 3 of the Unified Development Ordinance, a Development Plan 

is required.  The Development Plan is currently under review (DP-11-17-011473), 

and will address the site planning including, but not limited to landscaping, 

drainage, parking, and circulation.  In addition to a Certificate of Appropriateness-

HD for each building and a Development Plan for the overall site, a Subdivision is 

required as within the -HD zoning districts, only one primary structure is permitted 

per lot.  

On January 13, 2020, the HPRC reviewed the conceptual application, along with 

conceptual applications for the other two buildings. The Applicant revised the plans 

and submitted Final Certificate of Appropriateness – Historic District (COFA) 

applications for each building. As the changes were expansive, the Unified 

Development Ordinance (UDO) Administrator determined the applications be 

brought back before the HPRC for review prior to being heard by the full Historic 

Preservation Commission.  

On May 4, 2020, the Town of Bluffton Historic Preservation Review Committee  

reviewed the final applications for the three COFA applications for the construction 
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of three (3), two and a half story buildings of approximately 8,000 SF each on the 

property identified by tax map number R610 039 00A 0099 0000 (COFA-10-19-

013647, COFA-12-19-013784, COFA-12-19-013785).  After a lengthy discussion by 

Staff and the HPRC, the Applicant requested the applications be brought before the 

full HPC as a workshop item to help provide direction on the design of the buildings 

prior to formal review.  

On June 10, 2020 at a Special Meeting of the HPC, the applications for all three 

buildings were discussed. Discussion centered primarily on the massing and scale of 

the structures in relation to the surrounding historic and residential structures.  

The submittal documents subject to this report are the Applicant’s response to the 

comments and conversations found in the paragraphs above.  

INTRODUCTION:  The Applicant is proposing the construction of a commercial 

structure of approximately 7,620 SF located in the Old Town Bluffton Historic 

District.  The structure has characteristics of a Main Street Building and thus must 

meet the spatial and placement requirements of the Main Street Building in 

accordance with the allowable building types for the Neighborhood Center-HD 

zoning district in Section 5.15.5.B of the UDO. 

The 2 1/2-story structure is roughly rectangular in shape broken into three masses.  

The tallest portion is located on the western side under a forward-facing gable.  It 

features a brick sided first story with horizontal lap siding on the upper stories. The 

rest of the structure is under a series of two side facing gables that step down 

towards the eastern side of the building.  The center portion of the building has a 

two-story porch under a shed roof with brick columns on the first story colonnade.  

The final section has a recessed balcony that acts as a continuation from the center 

mass, with wood columns.  The proposed building attempts to reflect vernacular 

characteristics of Bluffton by integrating a variety of typical architectural forms and 

features such as gable and shed roofs, residential balconies over first floor 

colonnades and traditional fenestration patterns.  Additional materials that are 

incorporated throughout the district include metal roofs, horizontal hardi-siding, 

brick detailing along the first floor and operable shutters.  

 

HISTORIC PRESERVATION COMMISSION ACTIONS:  As granted by the powers and 

duties set forth in Section 2.2.6.E.2, the Historic Preservation Commission has the 

authority to take the following actions with respect to this application: 

1. Approve the application as submitted by the Applicant; 
2. Approve the application with conditions; or 
3. Deny the application as submitted by the applicant. 

 
The intent of Section 5.15 Old Town Bluffton Historic District of the Unified 

Development Ordinance (UDO), is that the Section be user friendly and informative 

to the residents and the members of HPC and is not intended to discourage 
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creativity or force the replication of historic models.  Rather, it is to set forth a 

framework in which the diversity that has always characterized Bluffton can 

continue to grow.  The Section also defines guidelines for design and materials 

similar to that used on structures within the Old Town, and it is the charge of the 

HPC to assess the interpretation of these guidelines as they pertain to applications 

using the established review criteria. 

 

REVIEW CRITERIA & ANALYSIS:  Town Staff and the Historic Preservation 

Commission are required to consider the criteria set forth in Section 3.18.3 of the 

UDO in assessing an application for a Certificate of Appropriateness – Historic 

District (HD).  The applicable criteria are provided below followed by a Staff 

Finding(s) based upon review of the application submittals to date. 

 

1. Section 3.18.3.B.  Consistency with the principles set forth in the Old Town 
Master Plan.  
 
a. Finding.  The application is consistent with the principles set forth in the 

Old Town Master Plan.  The Old Town Master Plan states that, “The built 
environment, in particular the historic structures scattered throughout Old 
Town, should be protected and enhanced.  While it is of great importance 
to save and restore historic structures, it is just as important to add to the 
built environment in a way that makes Old Town more complete.”   
 
The Applicant proposes to construct a new commercial structure  in the 

Old Town Bluffton Historic District, a locally and nationally designated 

historic district.  The building has been designed to have the tallest 

portion of the structure the farthest from the Heyward House which is a 

contributing structure with important historic significance.   

By introducing the smaller distinct masses with separate rooflines, it 

reduces the appearance of the structure from the East.  Additionally, the 

mass is reduced by changing the material from brick piers to wood and 

recessing it to be farther from the street.  By utilizing materials and 

fenestration drawn from the Bluffton vernacular, the building has been 

designed to be sympathetic to the architectural character of the 

neighboring historic structures, so its addition to the architectural diorama 

will both protect the integrity of the existing historic structures and 

enhance the neighborhood by adding architectural variety. The buildings 

in the area are all significantly smaller in mass and scale than the 

buildings on this site as proposed and outlined in the table below: 
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b. Finding.  The Old Town Master Plan initiatives also include the adoption of 
a form-based code that included architectural standards for structures 
located within the Old Town Bluffton Historic District.  These standards 
are included in Article 5 of the Unified Development Ordinance.  The new 
construction proposed as part of this request will be in conformance with 

Building Name Address 
Size, 

Square Feet (SF) 

Height, 
Stories 

Use 

May River Montessori  

Building 1 
60 Calhoun Street 3,224 2 School 

May River Montessori 

Building 2 
62 Calhoun Street 7,068 2 School 

55 Bridge Street 55 Bridge Street 3,420 2 Commercial 

80 Calhoun Street 80 Calhoun Street 2,165 1 Residential 

57 Calhoun Street Main 
Home 

57 Calhoun Street 988 1 Residential 

57 Calhoun Street  

Carriage House 
57 Calhoun Street 560 2 Residential 

56 Calhoun Street 56 Calhoun Street 2,106 1.5 Mixed-Use 

55 Calhoun Street 55 Calhoun Street 3,060 2 Restaurant 

15 Captains Cove – 
Building 1 

15 Captains Cove 4,366 2 Commercial 

15 Captains Cove – 
Building 2 

15 Captains Cove 550 1 Commercial 

15 Captains Cove – 
Building 3 

15 Captains Cove 1,484 1.5 Commercial 

15 Captains Cove – 
Building 4 

15 Captains Cove 790 1 Commercial 

Heyward House 70 Boundary Street 2,539 1.5 Commercial 

Heyward House –  

Out Building 1 

 

70 Boundary Street 
160 1 Commercial 

Heyward House –  

Out Building 2 
70 Boundary Street 228 1 Commercial 

71 Calhoun Street – 
Building 1 – PROPOSED 

71 Calhoun Street 7,500 2.5 Mixed-Use 

71 Calhoun Street – 
Building 2 - PROPOSED 

71 Calhoun Street 7,850 2 Mixed-Use 

71 Calhoun Street – 
Building 3 - PROPOSED 

71 Calhoun Street 7,620 2.5 Mixed-Use 
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those standards if the conditions noted in item 2 of this Section are met. 
 

c. Finding.  The Old Town Master Plan initiatives also promote preservation 
and protection of the legacy of the Old Town Bluffton Historic District 
through additions to the built environment which make Old Town more 
complete.  The addition of the proposed structure fills in a vacant lot; 
however, an appropriate mass, scale and height is vital for the overall 
district and neighboring historically significant properties. 

2. Section 3.18.3.C. The application must be in conformance with applicable 
provisions provided in Article 5, Design Standards. 
 
a. Finding.  Town Staff finds that if the conditions noted below are met, the 

proposed addition will be in conformance with the applicable provisions 
provided in Article 5: 
 

1) Section 5.15.5.B. Neighborhood Center-Historic District.  Main 
Street Buildings are required to have side setbacks of 8 feet.  As 
proposed, the western property line is at 4 feet from the nearest 
portion of the building.  Additionally, the rear setback must be 25 
feet.  The side setback must be adjusted to be no closer than 8 
feet, and the rear setback to be no closer than 25 feet from the 
nearest portion of the building wall.   
 

2) Section 5.15.8.A. and 5.156.L. Main Street Building and Opacity 
and Facades.  Main street buildings are shopfront buildings.  In 
order to provide clear views of merchandise in stores and to 
provide natural surveillance of exterior street spaces, the ground-
floor along the building frontage shall have untinted transparent 
shopfront windows and/or doors covering no less than 75% of the 
wall area.  Low emissivity glass with high visual light transmittance 
shall be permitted. Bottoms of the shopfront windows shall be 
between 1 and 3 feet above the sidewalk grade. Shopfronts shall 
remain unshuttered at night and shall provide clear views of 
interior spaces lit from within.  Doors or entrances for public 
access shall be provided at intervals no greater than 50 feet, 
unless otherwise approved by the UDO Administrator.  As 
proposed, the placement from the sidewalk to the base of the 
windows, transparency of the glass, and door spacing meets the 
intent of this section; however, the amount of window does not 
meet the 75% of the wall area requirement along the front or 
wrapping around the north elevation, which fronts Green Street.  
The applicant is requesting the HPC consider permitting a deviation 
from this standard as the reduced window size and proportions are 
intended to provide a more residential feel along Bridge Street.  

 
3. Section 3.18.3.D.  The nature and character of the surrounding area and 

consistency of the structure with the harmony of the surrounding 
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neighborhood. 
 
Finding.  While the building proposed is larger than the buildings in the 

immediate surroundings, the scale is mitigated in appearance through the 

articulation of rooflines broken into three distinct masses.  The masses 

transition from 36.5 feet in height nearest to the corner to 27.5 feet as it 

approaches the Heyward House property.  Even though the scale is mitigated 

and reduced through the articulation of rooflines and architectural elements, 

it still exceeds the mass and scale of other buildings and specifically the 

adjacent building in the district and does not comply with Section 

5.15.5.F.2.d General Standards, Building Form Massing and Scale, long 

unarticulated masses shall be avoided.  This may also by met by reducing the 

overall height, footprint and size of the building, which may result in an 

additional building. 

 

4. Section 3.18.3.F.  The historic, architectural, and aesthetic features of the 
structure including the extent to which its alteration or removal would be 
detrimental to the public interest. 
 

Finding.  The Applicant seeks approval for the construction of a new mixed-

use structure in the Old Town Bluffton Historic District.  As new construction, 

there is no removal or alteration of existing material.  Therefore, this review 

criteria is not applicable for this application.  However, this is considered infill 

development and should comply with Section 4.2.11.B Neighborhood Center 

Historic District which states that the continued reuse of historic structures 

will help to create a complete mixed-use environment and careful infill 

development that will respect the existing buildings with regards to building 

placement, massing and scale. 

 

5. Section 3.18.3.H.  The application must comply with applicable requirements 
in the Applications Manual.  
 
Finding.  The application has been reviewed by Town Staff and has been 

determined to be incomplete.  As the work proposed in the scope of this 

project exceeds the currently approved Development Plan, the Development 

Plan Amendment (DP-11-17-011473) must be approved in advance of this 

application.  Additionally, a Subdivision Plan reflecting the proposed lot lines 

must be submitted, reviewed and approved prior to issuance of this 

Certificate of Appropriateness-HD. 

Signage is not included in this request and it should also be noted that a Site 

Feature – HD permit is required for any proposed signage at this location. 
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STAFF RECOMMENDATION:  It is the charge of the HPC to assess and interpret the 

standards and guidelines set forth in the UDO as they pertain to applications using 

the review criteria established in the UDO and to take appropriate action as granted 

by the powers and duties set forth in Section 2.2.6.E.2.  

Per Section 2.2.6.E.2, the Historic Preservation Commission has the authority to 

take the following actions with respect to this application: 

1. Approve the application as submitted by the Applicant; 
2. Approve the application with conditions; or 
3. Deny the application as submitted by the applicant. 

In order for the application to be advanced, the following items must be addressed: 

1. Per Section 3.10. of the UDO, any and all DRC comments must be 
satisfied, and the Final Development Plan approved prior to the issuance 
of this Certificate of Appropriateness.  
 

2. Per Section 3.11 of the UDO, a Subdivision Application must be 
submitted, reviewed, approved and recorded prior to the issuance of this 
Certificate of Appropriateness. 

 
3. Per Section 3.19 of the UDO, a Site Feature – HD permit is required for 

any proposed signage at this location. 
 

4. Per Section 5.15.5.B. of the UDO, the western property line must be 
relocated to be no closer than 8 feet from the nearest building wall and 
the northern (rear) property line must be relocated to be no closer than 
25 feet from the nearest building wall.   
 

5. The Applicant requests consideration of a deviation from the requirement 
of 75% of the wall area being transparent in accordance with Sections 
5.15.8.A. and 5.156.L. to provide for a more residential appearance of the 
first floor along Calhoun and Green Streets. 
 

6. Per Section 5.15.5.F.2.d General Standards, Building Form Massing and 
Scale, long unarticulated masses shall be avoided.  As an example, simple 
offsets of the primary façade can articulate the overall building massing 
and help reduce the perception of mass and scale.  This may also by met 
by reducing the overall height, footprint and size of the building, which 
may result in an additional building. 

 

7. Per Section 4.2.11.B Neighborhood Center Historic District, the continued 
reuse of historic structures will help to create a complete mixed-use 
environment and careful infill development that will respect the existing 
buildings with regards to building placement, massing and scale. The 
NCE-HD district is a place where the greatest range of traditional building 
types are expected and encouraged. Based on non-compliance with the 
criteria listed above, the mass and scale of the building must be reduced 
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to be compatible with the surrounding built environment and neighboring 
buildings to maintain the character and integrity of the district.  This could 
be met by simply reducing the overall height, footprint and size of the 
buildings, which may result in additional buildings. 

 

8. Per Section 5.14.3. Architectural Design Guidelines The design of all 
applicable structures including habitable structures, walls, fences, light 
fixtures and accessory and appurtenant structures shall be unobtrusive 
and of a design, material and color that blend harmoniously with the 
natural surroundings, and the scale of neighboring architecture, 
complying with the intent of this Section.  Innovative, high quality design 
and development is strongly encouraged to enhance property values and 
long-term economic assets.  The architectural details should be respectful 
of the neighboring properties and compliment the district as appropriate 
based on the review criteria listed above. 
 

ATTACHMENTS: 

1. Location Map 
2. Zoning Map 
3. Application and Narrative 
4. Site Photos  
5. Application 
6. Site Plan & Elevations 
7. Landscape Plans 
8. Perspectives  
9. HPRC Comments  
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July 1, 2020 
 
 
 
Katie Peterson, Senior Planner 
Town of Bluffton 
20 Bridge Street 
P.O. Box 386 
Bluffton, SC 29910 
 
 
Project: 71 Calhoun Street 
 

Re: Project Summary Narrative 
 

 
Please find the documents enclosed for this submission to the HPC for Final Review. The enclosed contains revised 
design documents based upon the HPRC meeting on May 4, 2020 and the HPC Workshop on June 10, 2020.  All three 
buildings have maintained their redesigned “residential” character and reduction of scale and massing.  Additional 
detail study has been incorporated based upon the HPC workshop.  The footprint and square footage of building #1 
and building #3 have been reduced even more that previously presented.  All buildings are under the maximum 
8,000SF allowed.  Each building typology is outlined below: 
 
 
Building 1 Summary: 
 

District: Neighborhood Center Historic District (NCE-HD) 
Use: Mixed-Use Commercial (Retail/Office) and Residential 
Building Type: Additional Building Type with Main Street Building Typology 
Height: 2 ½ stories 
Front Build-to Zone: 0’-10’  
Lot Width: 95’ 
Rear Setback: 25’ 
Side Setbacks: 5’ 
Square Footage: 
 3,350SF - 1st Floor  
 3,330 SF - 2nd Floor  
    820 SF - Loft  
 7,500 SF - Total:  
Floor to Floor Heights: 
 First to Second – 12’-0” 
 Second to Loft – 10’-0” 
Special Building Elements and Appurtenances: Colonnade and Awning 
Materials: Painted cementitious Siding and Cherokee Moss Town Brick 
Railings: Painted Wood 
Roof: Standing seam metal roof 
Columns: Painted wood 
Shopfront: Along Calhoun St and a limited amount along Green St (modulation request to maintain a more 
residential character along Green St – additional building type) 

 
HPC Workshop Response: 

1. Comment: Look at creating outdoor areas in front of the building.  Response: The building was 
pulled off the front setback an additional 4.5 feet in order to varying the Calhoun St streetscape 
plane, add additional landscape, and create additional outdoor areas along the commercial front.  
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2. Comment: Provide additional “depth” to the Calhoun St façade.  Response: The roof lines, 
colonnade, brackets, and railings have been revisited and adjusted to provide additional variation 
along the Calhoun St. façade.  

3. Comment: Calhoun St is a more commercial oriented thoroughfare.  Response: The detailing has 
been adjusted slightly to provide a more commercial presence to the building. 
 

 
Additional HPRC/HPC Comments: 

1. See the previously submitted comments from the HPRC meeting and related responses. 
 
 
Building 2 Summary: 
 

District: Neighborhood Center Historic District (NCE-HD) 
Use: Mixed-Use Commercial (Restaurant) and Residential 
Building Type: Additional Building Type with Main Street Building Typology 
Height: 2 ½ stories 
Front Build-to Zone: 0’-10’ 
Lot Width: 89’ 
Rear Setback: Varies 
Side Setbacks: 8’+ 
Square Footage: 
 3,500 SF - 1st Floor  
 3,500 SF - 2nd Floor  
    850 SF - Loft  
 7,850 SF - Total:  
Floor to Floor Heights: 
 First to Second – 14’-0” 
 Second to Loft – 11’-6” 
Special Building Elements and Appurtenances: Colonnade and Awning 
Materials: Painted cementitious Siding and Cherokee Moss Town Brick 
Railings: Painted Wood 
Roof: Standing seam metal roof 
Columns: Painted wood 
Shopfront: Along Calhoun St and Bridge St 
 

HPC Workshop Response: 
1. Comment: Make building #2 appear commercial.  Response: The overall detailing and 

proportions were studied to have an overall commercial appearance while complimenting the 
more residential context.  In additional the scale is more aligned with a commercial/restaurant 
building. 

 
Additional HPRC/HPC Comments: 

1. See the previously submitted comments from the HPRC meeting and related responses. 
 

 
Building 3 Summary: 
 

District: Neighborhood Center Historic District (NCE-HD) 
Use: Mixed-Use Commercial (Retail/Office) and Residential 
Building Type: Additional Building Type with Main Street Building Typology 
Height: 2 ½ stories 
Front Build-to Zone: 0’-10’ 
Lot Width: 95’ 
Rear Setback: Varies 
Side Setbacks: 8’+ 
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Square Footage: 
 3,285 SF - 1st Floor  
 3,285 SF - 2nd Floor  
 1,050 SF - Loft  
 7,620 SF - Total:  
Floor to Floor Heights: 
 First to Second – 12’-0” 
 Second to Loft – 10’-0” 
Special Building Elements and Appurtenances: Colonnade and Awning 
Materials: Painted cementitious Siding and Cherokee Moss Town Brick 
Railings: Painted Wood 
Roof: Standing seam metal roof 
Columns: Painted wood 
Shopfront: Along Bridge St 

 
HPC Workshop Response: 

1. Comment: Relocate the mural wall away from the Heyward House.  Response: The mural 
location has been relocated to the west side of building facing Building 2.  This removes it from 
context with the Heyward House.   

 
Additional HPRC/HPC Comments: 

1. See the previously submitted comments from the HPRC meeting and related responses. 
 
 
Site Summary: 
 

Additional HPC Workshop Response: 
1. Comment: The dumpster location is detrimental to the Heyward House buildings (public 

comment).  Response: The dumpster was relocated to the previously proposed location and 
rotated 90 degrees to reposition the doors away from Green St. 

 
Kind regards, 
 

 
 
James C. Atkins 
Court Atkins Group 
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May 4, 2020 
May 15, 2020_updated 
 
 
Katie Peterson, Senior Planner 
Town of Bluffton 
Growth Management 
Bluffton, SC 29910 
 
 
Project: 71 Calhoun Street COFA-10-19-013647 
 
Response to Review of Certificate of Appropriateness and Workshop Comments 
 
 
 
Katie, 
 
Please see the assembly of responses from the 71 Calhoun team to the Certificate of Appropriateness comments 
below.  In addition to the comments provided to the Town on 5/4/2020 at noon EST, the following responses have 
been updated based upon the HPRC on 5/4/2020. 
 
 
Building 1 
1. Reconsider the placement of the bedroom windows opening directly onto a rated stair.  Openings not permitted 
through this wall. The windows may open to an exterior walkway but not the stair.  This window has been 
removed. 
 
1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the Approved 
Development Plan for this site (DP-11-17-011473), a Development Plan Amendment (DPA) must be reviewed and 
approved by the Development Review Committee prior to issuance of this COFA.  A DPA has been submitted, 
however, all conditions must be satisfied, and an approval issued prior to the issuance of the COFA. Additionally, a 
subdivision application must be submitted, reviewed and approved prior to approval of the COFA. Acknowledged.  
The process is being led by Witmer Jones Keefer and Ward Edwards. 
 
2. At time of final submittal, a site plan showing the placement of the structure is required in order to ensure 
compliance with the applicable lot standards including setbacks and building orientation. (Application Manual) A 
site plan has been provided. 
 
3. While the applicant has provided precedent images from Old Town of louvers being used on building exteriors, 
the uses depicted in the provided photographs, as secondary or utilitarian elements are not directly analogous to 
their use on the facades of this building, as the louvers are being proposed as a primary character defining feature 
on the main street facade. This is a novel use that is without precedent in the vernacular architecture of Bluffton. 
The composition of porches should be straightforward, clear and legible and should incorporate the vernacular 
conventions of symmetry, proportion and detailing.  A determination must be made by the HPC on the 
appropriateness of the use of the louver enclosing/wall material the balconies.  Balconies may have roofs by are 
required to be open. (UDO Section 5.15.5.E.2.d. and UDO Section 5.15.6.G.3.) Although we believe a creative use 
of a traditional louver detail is appropriate, the louver details have been revised to a more traditional usage at 
service yards, unusable stair areas, and railings as in the provided images. 
 
4. Windows openings shall be oriented vertically.  It appears that the two small windows in Unit 200, in the 
stairwell, may be horizontal in orientation.  Provide additional information on the window dimensions as it is 
unclear if they meet this requirement. (UDO Section 5.15.6.I.1 .b.) This window will be removed 
 
5. For the final application provide a landscape plan noting foundation plantings, street tree locations, and any 
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landscaping proposed for buffering; as well provide architectural details of the shutter dog style and water table. 
(Applications Manual)  A landscape plan is provided by Witmer Jones Keefer. 
 
 6. Building heights and widths shall be visually similar to those in the neighboring vicinity.  The proposed building is 
both wider and taller than almost anything within the immediate vicinity.  While the they have not exceeded the 
maximum SF or height for the Main Street Building type, they have not taken into account the mass and scale of 
the buildings in the immediate context as required by the ordinance. The building must be reduced in size or the 
mass and scale mitigated through alternate design solutions. Alternate design solutions may include breaking the 
main mass into smaller scaled components.   (UDO Section 5.15.5.F.1.a. and 5.15.5.F.1.c.) As a preliminary matter, 
Section 5.15.5.F.1.a provides that “[b]uilding heights and widths shall be visually similar to those in the 
neighboring vicinity.“  This is not a requirement to be the same or even similar – it is a requirement to be 
“visually similar”. Section 5.15.4 requires that “[a] new buildings in the Old Town Bluffton Historic District must 
meet the criteria of a designated building type outlined in this Section, and therefore must follow the prescribed 
Urban Standards set forth for that type, within the respective Zoning Districts.” The Applicant believes it has 
done so with these designs.  Furthermore, even if there was a requirement to be the same as those in the 
vicinity, these buildings are in visual similar proportion to Gigi’s, Pearls, Seven Oaks, May River Montessori, 
Bluffton UMC, Church of the Cross, 14 Church Street, Planter’s Mercantile, Patz Brothers House, Fripp House. 
Specifically, the building height is visually similar to Seven Oak (nearly identical) and the building width is less 
that the May River Montessori.  The building footprint of this project is less than 3,500 SF.  The Montessori 
school main building has a building footprint of over 5,600 SF. Finally, the buildings are in visually similar and in 
proportion to the recently approved Main Street buildings on Church Street, which are also adjacent to similarly 
scaled buildings in the neighborhood.   On a SF/acre (density) basis, the proposed development is less than the 
precedent Church St project.   
 
7. Building mass shall consist of a simple composition of basic building forms that follow a clear hierarchy. 
Furthermore, do not clump everything equally under one enormous roof” (clarification note associated with the 
left illustration of the standard). Building 1’s massing approach currently does just that, by bringing all of the 
building’s mass together under one large roof. Note: Once the masses are divided, porches should serve as singular 
unifying elements on each mass rather than being repetitive facade features on a single consolidated mass.  (UDO 
Section  5.15.5.F.2.a) Within this section 5.15.5.F.2.a of the UDO it references simple compositions and no 
reference to roofs.  The more relevant massing roof section is Section 5.15.5.F.2.b, which states Rooflines shall 
be simple, utilizing gables, hips, and sheds and should correspond to the massing of the building below.  This 
building certainly follows this guidance.  (Clarification note associated with the right illustration of the standard).  
Specific to Section 5.15.5.F.2.a, the building mass shall consist of a simple composition.  This building is a simple 
rectangular volume with hierarchy around the entries – very simple.  In addition Sections 5.15.5.F.2.a,c,d are 
massing techniques that are successful in large footprint buildings.  This is NOT a large format building, because 
they are only allowed in the Neighborhood Core HD Zoning District per section 5.15.5.F.11.a-2.  This project is 
located in the Neighborhood Center HD Zoning District.  In addition, this comment is the opposite of the later 
comment by Sottile and Sottile, which notes the building and roofs are “overly complex.”  In an analysis of the 
recently approved Church Street buildings in this district, these buildings have a similar composition and 
hierarchy.  In response to the architecture, the building has been completely redesigned to have a more 
residential character and detail.  The overall floor to floor height has been reduced to the minimum required.  
The front façade has been revisited to provide additional depth. 
 
8. In order to provide additional context for the impact of the proposed buildings and the neighboring sites, 
provide additional information on the massing next to neighboring residential structures on Green Street. The 
perspective images showing the relationship between the three proposed buildings and each other, as well as the 
relationship between Building 2, the Montessori School, and 55 Bridge Street are successful in providing 
information on how the street will look with Building 2 in place. As the major concern for mass and scale for 
Building 1 are with the relationship of the proposed structure and the neighboring residential structure at 57 
Calhoun Street, a perspective similar to the ones provided for building 2 is requested. (UDO Section 3.2.2.E.) 
Additional illustrations have been provided to provide street level perspectives with the existing landscape in 
context.  In an analysis of the recently approved Church Street buildings in this district, these buildings have a 
similar composition and hierarchy.  In response to the architecture, the building has been completely redesigned 
to have a more residential character and detail.  The overall floor to floor height has been reduced to the 
minimum required. 
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Recommendation: The roof overhangs seem somewhat timid and under-scaled relative to similar vernacular 
buildings in Bluffton, and would benefit from broader overhangs. In terms of more prescriptive standards, porch 
roof overhangs are required to be a minimum of 2 feet (UDO Section 5.15.6.E.5.d. and 5.15.6.P.1).   Overhangs 
have been extended and modified to a more residential character. 
 
Recommendation: Eaves are also detailed as enclosed eaves with a smooth Hardie Panel soffit and a crown at the 
fascia. Consider using exposed rafter tails or, if enclosing the eave, a bed molding should be added where the frieze 
and soffit intersect; also, the soffit should be finished with a beaded or v-groove tongue and groove. (UDO Section 
5.15.6.P.3.6).   Soffits have been modified and in certain areas proposed as exposed rafter tails in certain areas. 
 
Recommendations: While main street buildings are permitted in the Neighborhood Center Historic District, it 
should be noted that they are required in the blocks to the north (the red lines referenced on the UDO map on 5-
56), those requirements do not extend to this block, indicating the change in context as Calhoun Street extends 
toward the May River. The scale of such buildings in this district is regulated by both the half story lower height 
requirement (as compared with the Neighborhood Core Historic District), and the scale provisions listed above 
relating to contextual scale. Main Street buildings are permitted in this district and the provisions to ensure they 
are in scale and context are provided.  These buildings meet the guidance for Main Street Buildings.  Further, the 
recently approved Church Street buildings have been analyzed.  This building has been revised to have a more 
residential character and similar scale and proportion to this example.   
 
In addition to review by staff, The Town of Bluffton contracted Sottile and Sottile to provide additional review to 
speak to the architectural design, because of their background in HP and involvement in the adoption of the Old 
Town Master Plan. Additional suggestions include: UDO Section 5.15.6. states “A primary goal of this section is 
authenticity.” The standards encourage “Bluffton vernacular architecture and construction, and which draws its 
ornament and variety from the traditional assembly of genuine materials.”  The level of detailing on the proposed 
facades, when viewed from a close proximity is minimal, failing to draw significantly from local precedent, while 
the composition of the facades themselves is often overly complex [note staff comment 7 in contrast], relying on a 
variety of novel assemblies and juxtapositions while failing to achieve the very straightforward compositional 
legibility inherent in the Bluffton vernacular.   The scale and character of much of the fenestration also fails to draw 
adequately from local precedents. [the building has been completely redesigned to have a more residential scale 
and character] The best examples of traditional Bluffton Main Street Buildings incorporate a storefront and a 
higher level of transparency at the street level, while upper level residential and other non-retail uses incorporate 
more conventional residential fenestration patterns, with single or narrow double doors and vertically 
proportioned windows forming a legible rhythm of voids that are generally similar in size.  [utilizing similar design 
techniques approved at the Church St. project, this building has been restudied] This is indicated by the sample 
illustration on 5-85 of the UDO, as well as in all of the Main Street Building precedents shown in this section [note 
per the UDO, *Precedent images are for illustrative purposes only, with no regulatory effect.  They are provided 
as examples, and shall not imply that every element in the photograph is permitted.].  This residential character 
is particularly important on this portion of Calhoun Street, on which the overall character is considerably more 
residential than portions further north toward May River Road.  The fenestration on a number of the facades 
proposed lack the clarity and hierarchy of these traditional examples, introducing a wide variety of glazing types 
and patterns and creating large expanses of transparency on upper residential levels, giving the upper levels more 
of a commercial feel.   This dilutes the traditional contrast in fenestration between a lower commercial level and an 
upper residential level that is inherent in the Lowcountry vernacular; resulting in facades that lack the clarity and 
legibility found in Bluffton’s best traditional Main Street Buildings. [the building has been redesigned to have more 
residential character and patterns] A viable solution for this site should be achievable within the parameters 
outlined above. The fundamental issue with the current proposal is that it lacks relatable scale within this specific 
context. While the UDO does set maximum footprint and height limits within this district, these upper limits should 
not be considered blanket entitlements that supersede other relevant and applicable standards that are also a part 
of the UDO, such as those requiring buildings to be visually similar in scale to those in the neighboring vicinity.  [the 
height has been reduced and the massing has been restudied to have a more residential character] A refinement 
of this project that addresses issues of fenestration, finishes, and secondary details, while failing to address the 
fundamental issue of building format and massing will not adequately address the most critical standards that the 
current proposal does not meet.   The project should be re-studied to address the issues above in order to meet 
the requirements and intent of the Bluffton UDO standards and the Old Town Master Plan principles. As 
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documented, during the 1/13/2020 HPRC meeting, Ms. Heyward and several other members from the public 
gathered around the table and provided input on the project.  In order to understand her objections, a meeting 
took place at the Pine House on 3/4/2020.  Heather Colin was in attendance as a representative of the Town.  
During that meeting, Ms. Heyward suggested we meet with Christian Sottile of Sottile and Sottile.  Upon the 
urging of Heather Colin, on 3/19/2020, Ryan Hughes, Matt Cunningham, and James Atkins met with Mr. Sottile 
at his Savannah office.  We appreciated his personal opinions on the project and adjustments were explored.  
Mr. Sottile provide his meeting notes to the meeting participants as well as Ms. Heyward shortly after the 
meeting on 3/20/2020.  These meeting notes closely parallel the comments above.  While we certainly respect 
Mr. Sottile’s personal opinions on this project, it is disturbing that the Town retained Mr. Sottile after the 
Applicant, at the recommendation of UDO Administrator, undertook the additional time and expense to meet 
together with its consultants with Mr. Sottile in his Savannah office to discuss this project.  However, Mr. 
Sottile’s recommendations after that meeting misstated the availability to construct a Main Street Building type 
on this property and that mistake now carries over into the Staff comments.  It is our understanding that Mr. 
Sottile has not been retained by the Town in such a capacity since the adoption of the UDO and the Old Town 
Master Plan and we question his insertion in this process at this late stage. The Applicant has retained local 
consultants with considerable experience and the requisite skill and knowledge for this project.  At considerable 
expense the Applicant has strived to design a development respective of the site and Town goals set forth in the 
UDO and the Old Town Master Plan.  It is the UDO and the Old Town Master Plan that govern development of 
this site and not the subjective views of a third party. The insertion of a new consultant to the Staff and the HPC 
this late in the process with the statement that the project be “re-studied in order to meet the intent of the UDO 
and the Old Town Master Plan” is overly broad, not reflective of comments made previously by Staff to the 
application and not consistent with the UDO and the Old Town Master Plan.  Furthermore, the insertion of Mr. 
Sottile at this stage and the treatment of this Application is not consistent with the UDO nor the manner in 
which other projects in the Historic District have been treated and therefore unfair to the Applicant and we 
believe arbitrary.   
 
 
Comments: 1. The proposed building is a Main Street Building.  Main Street buildings must have an arcade, 
colonnade, marquee or awning along the front facade (arcades/colonnades are preferred).  Arcades / colonnades 
are required to have a minimum depth of 8 ft. from the build-to-line to the inside column face.  While the 
colonnade is 8' deep for much of the length, it narrows to 6 feet in depth at each column and louvered area where 
the building projects out. (UDO Section 5.15.6.E.3.) The colonnade has been redesigned, as well as composition of 
the front façade along Calhoun St. 
 
1. See Development Plan for Transportation Comments. Acknowledged. 
1. See Development Plan Amendment for Stormwater comments. Acknowledged. 
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Building 2 
 
1. Addresses will be provided at time of subdivision. Acknowledged 
1. Pending formal submittal of site plans showing the connectivity to BJWSA’s System. Acknowledged 
1. HVAC units may not be located under the stairs (South Elevation) per IBC section 1011.7.4. HVAC units have 
been relocated. 
 
1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the Approved 
Development Plan for this site (DP-11-17-011473), a Development Plan Amendment (DPA) must be reviewed and 
approved by the Development Review Committee prior to issuance of this COFA.  A DPA has been submitted, 
however, all conditions must be satisfied, and an approval issued prior to the issuance of the COFA. Additionally, a 
subdivision application must be submitted, reviewed and approved prior to approval of the COFA. Acknowledged.  
The process is being led by Witmer Jones Keefer and Ward Edwards. 
 
2. At time of final submittal, a site plan showing the placement of the structures is required in order to ensure 
compliance with the applicable lot standards including setbacks and building orientation. (Application Manual) A 
site plan is provided by Witmer Jones Keefer 
 
3. Air Conditioning compressors and utility meters shall be located in rear yards or side yards not facing side 
streets.  A service yard containing Air Conditioning units is proposed on the Birdge Street Elevation.  This service 
yard must be relocated to be in a rear or side yard not facing a street. (UDO Section 5.15.6.F.2.) The service yard 
has been removed and relocated to the rear. 
 
4. A determination must be made by the HPC on the appropriateness of the use of the louvering enclosing/wall 
material the balconies.  Balconies may have roofs by are required to be open. (UDO Section 5.15.5.E.2.d. and UDO 
Section 5.15.6.G.3.) Although we believe a creative use of a traditional louver detail is appropriate, the louvering 
details have been revised to a more traditional usage at service yards, unusable stair areas, and railings as in the 
provided images. 
 
5. Windows openings shall be oriented vertically.  It appears that the three windows on the East elevation, in Unit 
202, are horizontal in orientation.  Provide additional information on the window dimensions as it is unclear if they 
meet this requirement. (UDO Section 5.15.6.I.1.b.) This window is removed. 
 
6. In keeping with masonry building technology, metal spark arrestors, exposed metal flues, or pre-fabricated 
chimney caps are not permitted.  The proposed chimney shows a metal spark arrestor.  The spark arrestor must be 
revised to a permitted configuration. (UDO Section 5.15.6.E.8.d.) The drawing denotes a traditional chimney pot, 
not a spark arrestor; however, the detail has been modified to a traditional brick cap, commonly referred to as a 
“bishops cap” or “prayer hands.” 
 
7. Doors are permitted to have a French or Casement operation. The doors on the second story south elevation are 
proposed as sliding in operation.  Additionally, the Marvin Windows quote for this site indicates the use of a Bifold 
door. (Line# 14 - Bifold, Line#17 - Sliding).  Door operations must be revised to be Casement or French in operation. 
(5.15.6.I.3.c.) The door has been changed to a traditional French operation and the unit has been revised to have 
a more residential proportion and detail.   
 
8. Building mass shall consist of a simple composition of basic building forms that follow a clear hierarchy. 
Furthermore, do not clump everything equally under one enormous roof” (clarification note associated with the 
left illustration of the standard). The massing of Building 2 appears to be the most articulate of the three proposed 
buildings; however, further differentiation of the massing is needed in order to divide the building into smaller 
scale, architecturally distinct components and bring its scale into closer alignment with the buildings in the 
immediate neighborhood context in order to address the requirements of sections (UDO Sections 5.15.5.F.1.a. and 
5.15.5.F.1.c. ) Within this section 5.15.5.F.2.a of the UDO it references simple compositions and no reference to 
roofs.  The more relevant massing roof section is Section 5.15.5.F.2.b, which states Rooflines shall be simple, 
utilizing gables, hips, and sheds and should correspond to the massing of the building below.  This building 
certainly follows this guidance.  (Clarification note associated with the right illustration of the standard).  Specific 
to Section 5.15.5.F.2.a, the building mass shall consist of a simple composition.  This building is a simple 
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rectangular volume with hierarchy around the entries – very simple.  In addition Sections 5.15.5.F.2.a,c,d are 
massing techniques that are successful in large footprint buildings.  This is NOT a large format building, because 
they are only allowed in the Neighborhood Core HD Zoning District per section 5.15.5.F.11.a-2.  This project is 
located in the Neighborhood Center HD Zoning District.  In addition, this comment is the opposite of the later 
comment by Sottile and Sottile, which notes the building and roofs are “overly complex.”  In an analysis of the 
recently approved Church Street buildings in this district, these buildings have a similar composition and 
hierarchy.  In response to the architecture, the building has been completely redesigned to have a more 
residential character and detail.   
 
9. Fixed frame windows are limited to a maximum size of 36 square feet.  The second floor is shown with a large 
scale patio door, and the gable (level 3) is shown with an +/- 80 square foot triangular fixed-frame window. 
Fenestration on upper levels should be restudied to reflect a traditional Bluffton residential character with legible 
rhythms of vertical openings of a similar size. The inclusion of operable shutters is encouraged. (UDO Sections 
5.15.6 .I.3. b & c) This door unit and windows have been revised to comply. 
 
10. For the final application provide a landscape plan noting foundation plantings, street tree locations, and any 
landscaping proposed for buffering; as well provide architectural details pf tje service yard showing material and 
height, the shutter dog style. (Applications Manual) A landscape plan is provided by Witmer Jones Keefer  
 
Recommendation: Commercial uses on this portion of Calhoun Street have a much more residential character. 
Many are converted homes. Corner storefronts directly on the street are more appropriate to blocks to the north 
and May River Road. Creating a true wrapping porch rather than a covered balcony, bringing the posts down to the 
first floor would serve to soften the more urban commercial feel currently exhibited by the building. Porches are 
not associated with Main Street buildings as stated in Section 5.15.8.A; however, the colonnade and balcony 
have been revised.  We have studied the columns extending to the ground, as well as modifying the brackets to 
be more residential.  Both ideas have been supplied.  Our recommendation would be to maintain the balcony 
concept.  The wrap around porch has been removed to reduce the massing and scale of the overall structure.   
 
Recommendation: Consider recessing the mass of the transverse gable portion running down Calhoun Street to the 
north, so that the porch along this portion is recessed behind the plane of the main facade wall of the corner mass. 
This will allow the corner mass to read as a more modestly scaled structure comparable to the Main Street building 
across Bridge Street, and allow the mid-block portion to recede as a secondary mass. The roof over this transverse 
gable has been modified to minimize its scale and be subservient to the mass at the corner as recommended.  In 
addition, the left side porch has been modified to be a single story shed room to minimize the overall scale.   
 
Recommendation: Consider a strategy to articulate the roofline of the porch to step back after the popped up 
gabble portion of the building on the Bridge Street elevation, so that the eave line of the porch does not continue 
unbroken down the entire length of the building frontage.  This portion has been removed to more closely relate 
to the gable above. 
 
Recommendation: Eaves are detailed as enclosed eaves with a smooth Hardie Panel soffit and a crown at the 
fascia. Consider using exposed rafter tails or, if enclosing the eave, a bed molding and frieze should be added at the 
top of the siding. Also, the soffit should be finished with a beaded or v-groove tongue and groove (UDO Sections 
5.15.6.P. 3-6).   Soffits have been modified and in certain areas proposed as exposed rafter tails in certain areas. 
 
Recommendation: While main street buildings are permitted in the Neighborhood Center Historic District, it should 
be noted that they are required in the blocks to the north (the red lines referenced on the UDO map on 5-56), 
those requirements do not extend to this block, indicating the change in context as Calhoun Street extends toward 
the May River. The scale of such buildings in this district is regulated by both the half story lower height 
requirement (as compared with the Neighborhood Core Historic District), and the scale provisions listed above 
relating to contextual scale. Main Street buildings are permitted in this district and the provisions to ensure they 
are in scale and context are provided.  These buildings meet the guidance for Main Street Buildings.  Further, the 
recently approved Church Street buildings have been analyzed.  This building has been revised to have a more 
residential character and similar scale and proportion to this example.  
 
In addition to review by staff, The Town of Bluffton contracted Sottile and Sottile to provide additional review to 
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speak to the architectural design, because of their background in HP and involvement in the adoption of the Old 
Town Master Plan. Additional suggestions include: UDO Section 5.15.6. states “A primary goal of this section is 
authenticity.” The standards encourage “Bluffton vernacular architecture and construction, and which draws its 
ornament and variety from the traditional assembly of genuine materials.”  The level of detailing on the proposed 
facades, when viewed from a close proximity is minimal, failing to draw significantly from local precedent, while 
the composition of the facades themselves is often overly complex [note staff comment 7 in contrast], relying on a 
variety of novel assemblies and juxtapositions while failing to achieve the very straightforward compositional 
legibility inherent in the Bluffton vernacular.   The scale and character of much of the fenestration also fails to draw 
adequately from local precedents. [the building has been completely redesigned to have a more residential scale 
and character] The best examples of traditional Bluffton Main Street Buildings incorporate a storefront and a 
higher level of transparency at the street level, while upper level residential and other non-retail uses incorporate 
more conventional residential fenestration patterns, with single or narrow double doors and vertically 
proportioned windows forming a legible rhythm of voids that are generally similar in size.  [utilizing similar design 
techniques approved at the Church St. project, this building has been restudied] This is indicated by the sample 
illustration on 5-85 of the UDO, as well as in all of the Main Street Building precedents shown in this section [note 
per the UDO, *Precedent images are for illustrative purposes only, with no regulatory effect.  They are provided 
as examples, and shall not imply that every element in the photograph is permitted.].  This residential character 
is particularly important on this portion of Calhoun Street, on which the overall character is considerably more 
residential than portions further north toward May River Road.  The fenestration on a number of the facades 
proposed lack the clarity and hierarchy of these traditional examples, introducing a wide variety of glazing types 
and patterns and creating large expanses of transparency on upper residential levels, giving the upper levels more 
of a commercial feel.   This dilutes the traditional contrast in fenestration between a lower commercial level and an 
upper residential level that is inherent in the Lowcountry vernacular; resulting in facades that lack the clarity and 
legibility found in Bluffton’s best traditional Main Street Buildings. [the building has been redesigned to have more 
residential character and patterns] A viable solution for this site should be achievable within the parameters 
outlined above. The fundamental issue with the current proposal is that it lacks relatable scale within this specific 
context. While the UDO does set maximum footprint and height limits within this district, these upper limits should 
not be considered blanket entitlements that supersede other relevant and applicable standards that are also a part 
of the UDO, such as those requiring buildings to be visually similar in scale to those in the neighboring vicinity.  [the 
height has been reduced and the massing has been restudied to have a more residential character] A refinement 
of this project that addresses issues of fenestration, finishes, and secondary details, while failing to address the 
fundamental issue of building format and massing will not adequately address the most critical standards that the 
current proposal does not meet.   The project should be re-studied to address the issues above in order to meet 
the requirements and intent of the Bluffton UDO standards and the Old Town Master Plan principles. As 
documented, during the 1/13/2020 HPRC meeting, Ms. Heyward and several other members from the public 
gathered around the table and provided input on the project.  In order to understand her objections, a meeting 
took place at the Pine House on 3/4/2020.  Heather Colin was in attendance as a representative of the Town.  
During that meeting, Ms. Heyward suggested we meet with Christian Sottile of Sottile and Sottile.  Upon the 
urging of Heather Colin, on 3/19/2020, Ryan Hughes, Matt Cunningham, and James Atkins met with Mr. Sottile 
at his Savannah office.  We appreciated his personal opinions on the project and adjustments were explored.  
Mr. Sottile provide his meeting notes to the meeting participants as well as Ms. Heyward shortly after the 
meeting on 3/20/2020.  These meeting notes closely parallel the comments above.  While we certainly respect 
Mr. Sottile’s personal opinions on this project, it is disturbing that the Town retained Mr. Sottile after the 
Applicant, at the recommendation of UDO Administrator, undertook the additional time and expense to meet 
together with its consultants with Mr. Sottile in his Savannah office to discuss this project.  However, Mr. 
Sottile’s recommendations after that meeting misstated the availability to construct a Main Street Building type 
on this property and that mistake now carries over into the Staff comments.  It is our understanding that Mr. 
Sottile has not been retained by the Town in such a capacity since the adoption of the UDO and the Old Town 
Master Plan and we question his insertion in this process at this late stage. The Applicant has retained local 
consultants with considerable experience and the requisite skill and knowledge for this project.  At considerable 
expense the Applicant has strived to design a development respective of the site and Town goals set forth in the 
UDO and the Old Town Master Plan.  It is the UDO and the Old Town Master Plan that govern development of 
this site and not the subjective views of a third party. The insertion of a new consultant to the Staff and the HPC 
this late in the process with the statement that the project be “re-studied in order to meet the intent of the UDO 
and the Old Town Master Plan” is overly broad, not reflective of comments made previously by Staff to the 
application and not consistent with the UDO and the Old Town Master Plan.  Furthermore, the insertion of Mr. 
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Sottile at this stage and the treatment of this Application is not consistent with the UDO nor the manner in 
which other projects in the Historic District have been treated and therefore unfair to the Applicant and we 
believe arbitrary.   
 
1. Additional information on the use of louvered screen on the balconies on the west and east elevations are 
required.  It is challenging to view this as a traditional configuration of genuine materials for a balcony design. 
Photo examples of this application may assist in clarifying intent. This is an older comment from the previous 
HPRC.  See above. 
 
1. See Development Plan for Transportation Comments. Acknowledged. 
 
1. See Development Plan for Stormwater Comments. Acknowledged. 
1. Proposed Addresses for Resubmittal The apartments addresses will stay the same, but the office spaces could 
change depending on if the units could be subdivided again. - 71# Calhoun Street Unit 100, Unit 101, Unit 102, Unit 
200, Unit 201, Unit 202 and Unit 300 Acknowledged. 
1. Pending formal submittal of site plans showing the connectivity to BJWSA’s System. Acknowledged. 
1. HVAC units may not be located under the stairs per IBC section 1011.7.4. Removed as noted above. 
 
The below comments appear to be a copy of the previous comments from the submission on 1/13/2020 and 
were resolved in the current submission as noted in the application.  These comments have been addressed 
above. 

1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the 
Approved Development Plan for this site (DP-11-17-011473), a Development Plan Amendment (DPA) 
must be reviewed and approved by the Development Review Committee prior to issuance of this COFA.  
A DPA has been submitted, however, all conditions must be satisfied, and an approval issued prior to the 
issuance of the COFA. Additionally, a subdivision application must be submitted, reviewed and approved 
prior to approval of the COFA.  
2. Main Street Building Types are required to be shop front buildings.   Per Section 5.15.6.L. of the UDO, 
in order to provide clear views of merchandise in stores and to provided natural surveillance of exterior 
street spaces, the ground-floor along the building frontage shall have untinted transparent shopfront 
windows and/or doors covering no less than 75% of the wall area. ... Bottoms of the shopfront window 
shall be between 1 and 3 feet above sidewalk grade.  The louvering details along the front elevation do 
not provide clear views of shopfront windows.  First floor elevation must be revised in order to provide 
clear views.  (UDO 5.15.6.L.2.)  
3. At time of final submittal, a site plan showing the placement of the structures is required in order to 
ensure compliance with the applicable lot standards including setbacks and building orientation. 
(Application Manual)  
4. The Application notes storefront windows on the second floor.  Provide additional information the 
windows. (5.15.6.I.)  
5. Provide additional information on service yard materials and configuration . (UDO Section 5.15.6.F.)  
6. A determination must be made by the HPC on the appropriateness of the use of the louvering 
enclosing/wall material the balconies.  Balconies may have roofs by are required to be open. (UDO 
Section 5.15.5.E.2.d. and UDO Section 5.15.6.G.3.)  
7. Building heights and widths shall be visually similar to those in the neighboring vicinity. In order to 
ensure the buildings within the project and neighboring sites are visually simmilar, provide additional 
information on the street scape proposed. (5.15.5.F.4.)  
8. For the final application provide a landscape plan noting foundation plantings, street tree locations, 
and any landscaping proposed for buffering; as well provide architectural details of the railing and 
baluster, gutter profile, shutters, a typical window detail, corner board/pilaster trim detail, water table 
detail and sections through the eave and wall depicting the material configuration and dimensions. 
(Applications Manual)  
1. The proposed building is a Main Street Building.  Main Street buildings must have an arcade, 
colonnade, marquee or awning along the front facade (arcades/colonnades are preferred).  Arcades / 
colonnades are required to have a minimum depth of 8 ft. from the build-to-line to the inside column 
face.  The proposed colonnade is under 8 ft. in depth and dead ends in the corner piece of the building 
prohibiting pedestrians to use as intended. Modify the elevation to include the use of one of the above 
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referenced architectural features required on a Main Street Building. (UDO Section 5.15.6.E.3.) The 
colonnade is 8 ft in depth. 
2. Additional information on the use of louvered screen on the balconies is required.  It is challenging to 
view this as a traditional configuration of genuine materials for a balcony design. Photo examples of this 
application may assist in clarifying intent.  

 
1. See Development Plan Amendment for Transportation Comments. Acknowledged. 
1. See Development Plan Amendment for Stormwater comments. Acknowledged. 
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Building 3 
 
 
1. Final Addressing will be provided at time of Subdivision Application. Acknowledge. 
 
1. Pending formal submittal of site plans showing the connectivity to BJWSA’s System. Acknowledge. 
 
1. HVAC units may not be located under the stairs per IBC section 1011.7.4. HVAC units have been 
removed/relocated. 
 
1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the Approved 
Development Plan for this site (DP-11-17-011473), a Development Plan Amendment (DPA) must be reviewed and 
approved by the Development Review Committee prior to issuance of this COFA.  A DPA has been submitted, 
however, all conditions must be satisfied, and an approval issued prior to the issuance of the COFA. Additionally, a 
subdivision application must be submitted, reviewed and approved prior to approval of the COFA. Acknowledged.  
The process is being led by Witmer Jones Keefer and Ward Edwards. 
 
2. The columns on the stairs and balconies are spaced further apart than they are tall.  Columns shall be spaced no 
farther apart than they are tall.  Columns must be reconfigured or additional columns added to meet the spacing 
requirements found above.  (UDO Section 5.15.6.H.) Additional columns have been added to ensure the required 
proportions.  The entire composition has been restudied to have a more residential character.  An additional 
break down of scale and massing is achieved as the building nears the Heyward House. 
 
3. At time of final submittal, a site plan showing the placement of the structures is required in order to ensure 
compliance with the applicable lot standards including setbacks and building orientation. (Application Manual) A 
site plan is provided by Witmer Jones Keefer  
 
4. A determination must be made by the HPC on the appropriateness of the use of the louvering enclosing/wall 
material at the balconies and stairwells.  Balconies may have roofs by are required to be open. (UDO Section 
5.15.5.E.2.d. and UDO Section 5.15.6.G.3.) Although we believe a creative use of a traditional louver detail is 
appropriate, the louvering details have been revised to a more traditional usage at service yards, unusable stair 
areas, and railings as in the provided images. 
 
5.For the final application provide a landscape plan noting foundation plantings, street tree locations, and any 
landscaping proposed for buffering; as well provide the shutter dog profile. (Applications Manual) A landscape plan 
is provided by Witmer Jones Keefer  
 
6. Building heights and widths shall be visually similar to those in the neighboring vicinity.  The proposed building is 
both wider and taller than almost anything within the immediate vicinity.  While the they have not exceeded the 
maximum SF or height for the Main Street Building type, they have not taken into account the mass and scale of 
the buildings in the immediate context as required by the ordinance, most specifically the Heyward House , Slave 
Quarters and Summer Kitchen (c. 1840) located directly behind the proposed structure. The intent of the Old Town 
Bluffton Historic District is to promote the educational, cultural, and general welfare of the public through the 
preservation, protection, and enhancement of the old, historic, and/or architecturally-worthy structures and areas 
of the Town; and to maintain such structures as visible reminders of the history and heritage of the Town.  The 
building must be reduced in size or the mass and scale mitigated through alternate design solutions. Alternate 
design solutions may include breaking the main mass into smaller scaled components.   (UDO Section 5.15.5.F.1.a. 
and 5.15.5.F.1.c., 5.15.1.C., 5.15.1.E. and the Old Town Master Plan). Within this section 5.15.5.F.2.a of the UDO it 
references simple compositions and no reference to roofs.  The more relevant massing roof section is Section 
5.15.5.F.2.b, which states Rooflines shall be simple, utilizing gables, hips, and sheds and should correspond to 
the massing of the building below.  This building certainly follows this guidance.  (clarification note associated 
with the right illustration of the standard).  Specific to Section 5.15.5.F.2.a, the building mass shall consist of a 
simple composition.  This building is a simple rectangular volume with hierarchy around the entries – very 
simple.  In addition Sections 5.15.5.F.2.a,c,d are massing techniques that are successful in large footprint 
buildings.  This is NOT a large format building, because they are only allowed in the Neighborhood Core HD 
Zoning District per section 5.15.5.F.11.a-2.  This project is located in the Neighborhood Center HD Zoning District.  
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Long unarticulated masses are not present.  Forms and roofs are continuous front to back as illustrated and 
relate to the building geometry below.  Roofs are hips, gables, and sheds as instructed.  As a preliminary matter, 
Section 5.15.5.F.1.a provides that “[b]uilding heights and widths shall be visually similar to those in the 
neighboring vicinity.“  This is not a requirement to be the same or even similar – it is a requirement to be 
“visually similar”. Section 5.15.4 requires that “[a] new buildings in the Old Town Bluffton Historic District must 
meet the criteria of a designated building type outlined in this Section, and therefore must follow the prescribed 
Urban Standards set forth for that type, within the respective Zoning Districts.” The Applicant believes it has 
done so with these designs.  Furthermore, even if there was a requirement to be the same as those in the 
vicinity, these buildings are in visual similar proportion to Gigi’s, Pearls, Seven Oaks, May River Montessori, 
Bluffton UMC, Church of the Cross, 14 Church Street, Planter’s Mercantile, Patz Brothers House, Fripp House. 
Specifically, the building height is visually similar to Seven Oak (nearly identical) and the building width is less 
that the May River Montessori.  The building footprint of this project is 3,500 SF.  The Montessori school main 
building has a building footprint of over 5,600 SF. The buildings are visually similar and in proportion to the 
recently approved Main Street buildings on Church Street, which are also adjacent to similarly scaled buildings in 
the neighborhood.   Finally, an additional breakdown of scale and height has been introduced as the building 
extends towards the Heyward House property.  An existing dense landscape buffer exists to preserve the 
character of the neighboring structures.  On a SF/acre (density) basis, the proposed development is less than the 
precedent Church St project.   
 
7. Building heights and widths shall be visually similar to those in the neighboring vicinity. They shall incorporate 
elements that give the building perceptible scale.  Large buildings in particular shall be designed to reduce their 
perceived height and mass by dividing the building into smaller scale components. The applicant should re-study 
the articulation of the massing of Building 3 by dividing the building into smaller scale, distinct components. The 
building’s floor plan and internal program is naturally divided into three sections on all floors, allowing it to be 
divided into three architecturally distinct elements. Alternatively it could be divided into two distinct elements, 
with one element combining two of the bays into a 2 storied mass and the second element consisting of the 
remaining taller 2.5 storied bay, which could be located on the side of the building adjacent to Building 2 rather 
than in its center, which would allow the scale to increase as it moves toward the corner.(UDO Sections 5.15.5.F.1.a 
& 5.15.5-F.2.) Within this section 5.15.5.F.2.a of the UDO it references simple compositions and no reference to 
roofs.  The more relevant massing roof section is Section 5.15.5.F.2.b, which states Rooflines shall be simple, 
utilizing gables, hips, and sheds and should correspond to the massing of the building below.  This building 
certainly follows this guidance.  (clarification note associated with the right illustration of the standard).  Specific 
to Section 5.15.5.F.2.a, the building mass shall consist of a simple composition.  This building is a simple 
rectangular volume with hierarchy around the entries – very simple.  In addition Sections 5.15.5.F.2.a,c,d are 
massing techniques that are successful in large footprint buildings.  This is NOT a large format building, because 
they are only allowed in the Neighborhood Core HD Zoning District per section 5.15.5.F.11.a-2.  This project is 
located in the Neighborhood Center HD Zoning District.  The buildings are visually similar and in proportion to 
the recently approved Main Street buildings on Church Street, which are also adjacent to similarly scaled 
buildings in the neighborhood.   On a SF/acre (density) basis, the proposed development is less than the 
precedent Church St project.  Finally, an additional breakdown of scale and height has been introduced as the 
building extends towards the Heyward House property.   
 
8. Building mass shall consist of a simple composition of basic building forms that follow a clear hierarchy. 
Furthermore, do not clump everything equally under one enormous roof” (clarification note associated with the 
left illustration of the standard).  Building 3’s massing approach currently does just that, by bringing all of the 
building’s mass together under one large roof.  Within this section 5.15.5.F.2.a of the UDO it references simple 
compositions and no reference to roofs.  The more relevant massing roof section is Section 5.15.5.F.2.b, which 
states Rooflines shall be simple, utilizing gables, hips, and sheds and should correspond to the massing of the 
building below.  This building certainly follows this guidance.  (clarification note associated with the right 
illustration of the standard).  Specific to Section 5.15.5.F.2.a, the building mass shall consist of a simple 
composition.  This building is a simple rectangular volume with hierarchy around the entries – very simple.  In 
addition Sections 5.15.5.F.2.a,c,d are massing techniques that are successful in large footprint buildings.  This is 
NOT a large format building, because they are only allowed in the Neighborhood Core HD Zoning District per 
section 5.15.5.F.11.a-2.  This project is located in the Neighborhood Center HD Zoning District.  The buildings are 
visually similar and in proportion to the recently approved Main Street buildings on Church Street, which are 
also adjacent to similarly scaled buildings in the neighborhood.   Finally, an additional breakdown of scale and 
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height has been introduced as the building extends towards the Heyward House property.   
 
9. In order to provide additional context for the impact of the proposed buildings and the neighboring sites, 
provide additional information on the massing next to neighboring residential structures on Green Street. The 
perspective images showing the relationship between the three proposed buildings and each other, as well as the 
relationship between Building 2, the Montessori School, and 55 Bridge Street are successful in providing 
information on how the street will look with Building 2 in place. As the major concern for mass and scale for 
Building 3 is with the relationship of the proposed structure and the neighboring Heyward House and outbuildings 
which are Contributing Structures, perspectives similar to the ones provided for Building 2 is requested. (UDO 
Section 3.2.2.E.) Additional illustrations have been provided to provide street level perspectives with the existing 
landscape in context.  In an analysis of the recently approved Church Street buildings in this district, these 
buildings have a similar composition and hierarchy.  In response to the architecture, the building has been 
completely redesigned to have a more residential character and detail.  The overall floor to floor height has been 
reduced to the minimum required. 
 
Recommendation: The roof overhangs seem somewhat timid and under-scaled relative to similar vernacular 
buildings in Bluffton, and would benefit from broader overhangs. In terms of more prescriptive standards, porch 
roof overhangs are required to be a minimum of 2 feet. It is unclear whether this standard is met on the two 
flanking porches.   (UDO Section 5.15.6.E.5.d. and 5.15.6.P.1.).   Overhangs have been extended and modified to a 
more residential character. 
 
Recommendation: Eaves are also detailed as enclosed eaves with a smooth Hardie Panel soffit and a crown at the 
fascia. Consider using exposed rafter tails or, if enclosing the eave, a bed molding should be added where the frieze 
and soffit intersect; also, the soffit should be finished with a beaded or v-groove tongue and groove (UDO Section 
5.15.6.P. 3-6).   Soffits have been modified and in certain areas proposed as exposed rafter tails in certain areas. 
 
Recommendation: Fenestration should draw from the Bluffton vernacular pattern as stated earlier, with a more 
transparent street level and more traditional residential character on upper levels with legible rhythms of vertical 
openings of a similar size. The inclusion of operable shutters is encouraged.   The building has been completely 
redesigned to have a more residential character. 
 
Recommendation: The large blank wall composed of fiber cement panels on the south façade does not contribute 
to the architectural character of the elevation and should be reconsidered. Recommendation: While main street 
buildings are permitted in the Neighborhood Center Historic District, it should be noted that they are required in 
the blocks to the north (the red lines referenced on the UDO map on 5-56), those requirements do not extend to 
this block, indicating the change in context as Calhoun Street extends toward the May River. The scale of such 
buildings in this district is regulated by both the half story lower height requirement (as compared with the 
Neighborhood Core Historic District), and the scale provisions listed above relating to contextual scale. Main Street 
buildings are permitted in this district and the provisions to ensure they are in scale and context are provided.  
These buildings meet the guidance for Main Street Buildings.  As noted in previous submittals, the intent of the 
fiber cement panel detail is to provide a “canvas” for local artists to apply mural to.  This particular mural is 
intended to be landscape oriented to blend with the already established landscape buffer. 
 
In addition to review by staff, The Town of Bluffton contracted Sottile and Sottile to provide additional review to 
speak to the architectural design, because of their background in HP and involvement in the adoption of the Old 
Town Master Plan. Additional suggestions include: UDO Section 5.15.6. states “A primary goal of this section is 
authenticity.” The standards encourage “Bluffton vernacular architecture and construction, and which draws its 
ornament and variety from the traditional assembly of genuine materials.”  The level of detailing on the proposed 
facades, when viewed from a close proximity is minimal, failing to draw significantly from local precedent, while 
the composition of the facades themselves is often overly complex [note staff comment 7 in contrast], relying on a 
variety of novel assemblies and juxtapositions while failing to achieve the very straightforward compositional 
legibility inherent in the Bluffton vernacular.   The scale and character of much of the fenestration also fails to draw 
adequately from local precedents. [the building has been completely redesigned to have a more residential scale 
and character] The best examples of traditional Bluffton Main Street Buildings incorporate a storefront and a 
higher level of transparency at the street level, while upper level residential and other non-retail uses incorporate 
more conventional residential fenestration patterns, with single or narrow double doors and vertically 
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proportioned windows forming a legible rhythm of voids that are generally similar in size.  [utilizing similar design 
techniques approved at the Church St. project, this building has been restudied] This is indicated by the sample 
illustration on 5-85 of the UDO, as well as in all of the Main Street Building precedents shown in this section [note 
per the UDO, *Precedent images are for illustrative purposes only, with no regulatory effect.  They are provided 
as examples, and shall not imply that every element in the photograph is permitted.].  This residential character 
is particularly important on this portion of Calhoun Street, on which the overall character is considerably more 
residential than portions further north toward May River Road.  The fenestration on a number of the facades 
proposed lack the clarity and hierarchy of these traditional examples, introducing a wide variety of glazing types 
and patterns and creating large expanses of transparency on upper residential levels, giving the upper levels more 
of a commercial feel.   This dilutes the traditional contrast in fenestration between a lower commercial level and an 
upper residential level that is inherent in the Lowcountry vernacular; resulting in facades that lack the clarity and 
legibility found in Bluffton’s best traditional Main Street Buildings. [the building has been redesigned to have more 
residential character and patterns] A viable solution for this site should be achievable within the parameters 
outlined above. The fundamental issue with the current proposal is that it lacks relatable scale within this specific 
context. While the UDO does set maximum footprint and height limits within this district, these upper limits should 
not be considered blanket entitlements that supersede other relevant and applicable standards that are also a part 
of the UDO, such as those requiring buildings to be visually similar in scale to those in the neighboring vicinity.  [the 
height has been reduced and the massing has been restudied to have a more residential character] A refinement 
of this project that addresses issues of fenestration, finishes, and secondary details, while failing to address the 
fundamental issue of building format and massing will not adequately address the most critical standards that the 
current proposal does not meet.   The project should be re-studied to address the issues above in order to meet 
the requirements and intent of the Bluffton UDO standards and the Old Town Master Plan principles. As 
documented, during the 1/13/2020 HPRC meeting, Ms. Heyward and several other members from the public 
gathered around the table and provided input on the project.  In order to understand her objections, a meeting 
took place at the Pine House on 3/4/2020.  Heather Colin was in attendance as a representative of the Town.  
During that meeting, Ms. Heyward suggested we meet with Christian Sottile of Sottile and Sottile.  Upon the 
urging of Heather Colin, on 3/19/2020, Ryan Hughes, Matt Cunningham, and James Atkins met with Mr. Sottile 
at his Savannah office.  We appreciated his personal opinions on the project and adjustments were explored.  
Mr. Sottile provide his meeting notes to the meeting participants as well as Ms. Heyward shortly after the 
meeting on 3/20/2020.  These meeting notes closely parallel the comments above.  While we certainly respect 
Mr. Sottile’s personal opinions on this project, it is disturbing that the Town retained Mr. Sottile after the 
Applicant, at the recommendation of UDO Administrator, undertook the additional time and expense to meet 
together with its consultants with Mr. Sottile in his Savannah office to discuss this project.  However, Mr. 
Sottile’s recommendations after that meeting misstated the availability to construct a Main Street Building type 
on this property and that mistake now carries over into the Staff comments.  It is our understanding that Mr. 
Sottile has not been retained by the Town in such a capacity since the adoption of the UDO and the Old Town 
Master Plan and we question his insertion in this process at this late stage. The Applicant has retained local 
consultants with considerable experience and the requisite skill and knowledge for this project.  At considerable 
expense the Applicant has strived to design a development respective of the site and Town goals set forth in the 
UDO and the Old Town Master Plan.  It is the UDO and the Old Town Master Plan that govern development of 
this site and not the subjective views of a third party. The insertion of a new consultant to the Staff and the HPC 
this late in the process with the statement that the project be “re-studied in order to meet the intent of the UDO 
and the Old Town Master Plan” is overly broad, not reflective of comments made previously by Staff to the 
application and not consistent with the UDO and the Old Town Master Plan.  Furthermore, the insertion of Mr. 
Sottile at this stage and the treatment of this Application is not consistent with the UDO nor the manner in 
which other projects in the Historic District have been treated and therefore unfair to the Applicant and we 
believe arbitrary.   
 
1. The proposed building is a Main Street Building.  Main Street buildings must have an arcade, colonnade, 
marquee or awning along the front facade (arcades/colonnades are preferred). The proposed structure does not 
have one of the above referenced architectural features, but proposes the use of bracketed balconies along the 
front elevation.  A determination by the full HPC must be made on the appropriateness of the use of bracketed 
balconies as an appropriate alternative to those features listed in the UDO.  (UDO Section 5.15.6.E.3.) Main Street 
buildings are permitted in this district and the provisions to ensure they are in scale and context are provided.  
These buildings meet the guidance for Main Street Buildings.  Within the redesign, the introduction of an 8 ft 
colonnade has been achieved.   
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2. Additional information on the use of louvered screen on the balconies is required.  It is challenging to view this 
as a traditional configuration of genuine materials for a balcony design. Photo examples of this application may 
assist in clarifying intent. This appears to be a duplicated from the previous HPRC Town comments, but have been 
addressed in this submission.  Additionally, as noted above, the louver details have been modified. 
 
1. See Development Plan for Transportation Comments. Acknowledged. 
1. See Development Plan for Watershed Comments. Acknowledged. 
 
1. Proposed Addresses for Resubmittal The apartments addresses will stay the same, but the office spaces could 
change depending on if the units could be subdivided again. - 71# Calhoun Street Unit 100, Unit 101, Unit 102, Unit 
200, Unit 201, Unit 202 and Unit 300 Acknowledged. 
 
1. Pending formal submittal of site plans showing the connectivity to BJWSA’s System. Acknowledged. 
 
1. HVAC units may not be located under the stairs per IBC section 1011.7.4. The HVAC units have been 
removed/relocated. 
 
The below comments appear to be a copy of the previous comments from the submission on 1/13/2020 and 
were resolved in the current submission as noted in the application.  These comments have been addressed 
above. 

1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the 
Approved Development Plan for this site (DP-11-17-011473), a Development Plan Amendment (DPA) 
must be reviewed and approved by the Development Review Committee prior to issuance of this COFA.  
A DPA has been submitted, however, all conditions must be satisfied, and an approval issued prior to the 
issuance of the COFA. Additionally, a subdivision application must be submitted, reviewed and approved 
prior to approval of the COFA.  
2. The columns on the stairs and balconies are spaced further apart than they are tall.  Columns shall be 
spaced no farther apart than they are tall.  Columns must be reconfigured or additional columns added to 
meet the spacing requirements found above.  (UDO Section 5.15.6.H.)  
3. At time of final submittal, a site plan showing the placement of the structures is required in order to 
ensure compliance with the applicable lot standards including setbacks and building orientation. 
(Application Manual)  
4. Provide additional information on the massing next to neighboring residential structures on Bridge 
Street.  The structure will be located directly next to the Slave House and Summer Kitchen at the rear of 
the Heyward House property.  Both of these outbuildings are Contributing Structures within the Old 
Town Bluffton Historic District.  The intent of the Old Town Bluffton Historic District is to promote the 
educational, cultural, and general welfare of the public through the preservation, protection, and 
enhancement of the old, historic, and/or architecturally-worthy structures and areas of the Town; and to 
maintain such structures as visible reminders of the history and heritage of the Town.  Building heights 
and widths shall be visually similar to those in the neighboring vicinity.  Provide additional information on 
the massing of the proposed new construction next to the existing neighboring structures.  (UDO Sections 
5.15.5.F.1., 5.15.5.F.4., 5.15.1.C., 5.15.1.E. and the Old Town Master Plan).  
5. The Application notes storefront windows on the second floor.  Provide additional information the 
windows. (5.15.6.I.)  
6. Provide additional information on service yard materials and configuration . (UDO Section 5.15.6.F.)  
7. A determination must be made by the HPC on the appropriateness of the use of the louvering 
enclosing/wall material the balconies.  Balconies may have roofs by are required to be open. (UDO 
Section 5.15.5.E.2.d. and UDO Section 5.15.6.G.3.) 
8. The stucco paneling along the side elevations changes materials on mid plane.  Material changes in the 
same plane or at exterior corners is not permitted.  The material or configuration of the material change 
must be modified to meet the above standard (UDO Section 5.15.6.N.)  
9. For the final application provide a landscape plan noting foundation plantings, street tree locations, 
and any landscaping proposed for buffering; as well provide architectural details of the railing and 
baluster, gutter profile, shutters, a typical window detail, corner board/pilaster trim detail, water table 
detail and sections through the eave and wall depicting the material configuration and dimensions. 
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(Applications Manual)  
 

1. The proposed building is a Main Street Building.  Main Street buildings must have an arcade, 
colonnade, marquee or awning along the front facade (arcades/colonnades are preferred). The proposed 
structure does not have one of the above referenced architectural features, but proposes the use of 
bracketed balconies along the front elevation.  A determination by the full HPC must be made on the 
appropriateness of the use of bracketed balconies as an appropriate alternative to those features listed in 
the UDO.  (UDO Section 5.15.6.E.3.)  
2. Additional information on the use of louvered screen on the balconies is required.  It is challenging to 
view this as a traditional configuration of genuine materials for a balcony design. Photo examples of this 
application may assist in clarifying intent.  
3. While shutters are not required, when they are proposed they must be applied in a consistent manner. 
Add shutters to the all windows that can accept them. (UDO Section 5.15.6.A. and Section 5.15.5.F.4.c.)  
4. On the West Elevation, consider adding a bracket to the extended roof over the stairs to provide a 
similar feature to the bracket used on the lower east elevation roofs.  
5. The Application notes the chimney as being brick, but the plans do not show a chimney.  Provide 
additional information to clarify if a chimney is proposed.  

 
1. See Development Plan Amendment for Transportation Comments.  Acknowledged. 
1. See Development Plan Amendment for Stormwater comments. Acknowledged. 
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TOWN OF BLUFFTON 
CERTIFICATE OF APPROPRIATENESS- OLD TOWN BLUFFTON 
HISTORIC DISTRICT (HD) APPLICATION 

Town of Bluffton Certificate of Appropriateness-Historic District Application Last Updated:  4/8/2014 

Growth Management Customer Service Center 
20 Bridge Street 

Bluffton, SC 29910 
(843)706-4522 

www.townofbluffton.sc.gov 
applicationfeedback@townofbluffton.com 

Applicant Property Owner 

Name: Name: 

Phone: Phone: 

Mailing Address: Mailing Address: 

E-mail: E-mail: 

Town Business License # (if applicable): 

Project Information (tax map info available at http://www.townofbluffton.us/gis/) 

Project Name: Conceptual: Final: Amendment: 

Project Location: Application for: 

 New Construction    

      Renovation/Rehabilitation/Addition 

      Relocation or Demolition   

Zoning District: 

Acreage: 

Tax Map Number(s): 

Project Description: 

Minimum Requirements for Submittal 
1. Full sized copies and digital files of the Site Plan(s).  One (1) set for Conceptual, two (2) sets for Final
2. Full sized copies and digital files of the Architectural Plan(s). One (1) set for Conceptual, two (2) sets for Final
3. Project Narrative describing reason for application and compliance with the criteria in Article 3 of the UDO.
5. All information required on the attached Application Checklist.
6. An Application Review Fee as determined by the Town of Bluffton Master Fee Schedule. Checks made payable

to the Town of Bluffton.

Note: A Pre-Application Meeting is required prior to Application submittal. 

Disclaimer: 
The Town of Bluffton assumes no legal or financial liability to the applicant or any 
third party whatsoever by approving the plans associated with this permit. 

I hereby acknowledge by my signature below that the foregoing application is complete and accurate and that I am 
the owner of the subject property.  As applicable, I authorize the subject property to be posted and inspected. 

Property Owner Signature: Date: 

Applicant Signature: Date: 

For Office Use 

Application Number: Date Received:  

Received By:  Date Approved:  
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TOWN OF BLUFFTON 
CERTIFICATE OF APPROPRIATENESS-  

OLD TOWN BLUFFTON HISTORIC DISTRICT (HD) APPLICATION 
PROCESS NARRATIVE 

Town of Bluffton Certificate of Appropriateness- Historic District Application                                                                      Last Updated:  4/8/2014                     

 
The following Process Narrative is intended to provide Applicants with an understanding of the respective application process, 
procedures and Unified Development Ordinance (UDO) requirements for obtaining application approval in the Town of Bluffton.  While 
intended to explain the process, it is not intended to repeal, eliminate or otherwise limit any requirements, regulations or provisions of 
the Town of Bluffton’s UDO. Compliance with these procedures will minimize delays and assure expeditious application review.  
 
Step 1.  Pre-Application Meeting Applicant & Staff 

Prior to the filing of a Certificate of Appropriateness-HD Application, the Applicant is required to consult with the UDO Administrator at 
a Pre-Application Meeting for comments and advice on the appropriate application process and the required procedures, 
specifications, and applicable standards required by the UDO.  

Step 2.  Application Check-In Meeting – Concept Review Submission Applicant & Staff 

Upon receiving input from Staff at the Pre-Application Meeting, the Applicant may submit a Concept Review Submission of the 
Certificate of Appropriateness Application with the required submittal materials during an Application Check-In Meeting where the 
UDO Administrator will review the submission for completeness.  

Step 3.  Review by UDO Administrator and HPC Staff 

If the UDO Administrator determines that the Concept Review Submission of the Certificate of Appropriateness-HD Application is 
complete, it shall be forwarded to the Historic Preservation Review Committee. The Review Committee shall review the application 
and prepare written comment for review with the Applicant. 

Step 4.  Historic Preservation Review Committee  Applicant, Staff & Historic Preservation 
Review Committee 

A public meeting shall be held with the Applicant to the review the Review Committee’s Staff Report and discuss the application. The 
Review Committee shall review the Concept Review Submission for compliance with the criteria and provisions in the UDO. The 
Applicant will be given the opportunity to address comments, if any, and resubmit the application materials to proceed to the Final 
Review Submission.   

Step 5.  Application Check-In Meeting - Final Review Submission Applicant & Staff 

The Applicant shall submit the completed Final Review Submission of the Certificate of Appropriateness Application with the required 
submittal materials during a mandatory Application Check-In Meeting where the UDO Administrator will review the submission for 
completeness. 

Step 6.  Historic Preservation Commission Meeting Applicant, Staff & Historic Preservation 
Commission 

A public meeting shall be held with the Applicant where the HPC shall review the Final Application materials of the Certificate of 
Appropriateness-HD Application for compliance with the criteria and provisions in the UDO.  The HPC may approve, approve with 
conditions, or deny the application. 

Step 7. Issue Certificate of Appropriateness Staff 

If the HPC approves the Certificate of Appropriateness-HD Application, the UDO Administrator shall issue the Certificate of 
Appropriateness-HD. 
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TOWN OF BLUFFTON  
CERTIFICATE OF APPROPRIATENESS – HISTORIC DISTRICT  

PROJECT ANALYSIS 

  Last Updated: 4/8/2014 

 In accordance with the Town of Bluffton Unified Development Ordinance (UDO), the following information shall 
be included as part of a Certificate of Appropriateness application submitted for review by the Historic 
Preservation Commission (HPC) and the Historic Preservation Review Committee.  The use of this checklist by 
Town Staff or the Applicant shall not constitute a waiver of any requirement contained in the UDO. 
 

1. DESIGN REVIEW PHASE CONCEPTUAL REVIEW   FINAL REVIEW 
2. SITE DATA 
Identification of Proposed Building Type (as defined in Article 5): 

Building Setbacks Front: Rear: Rt. Side: Lt. Side: 

3. BUILDING DATA 

Building 
Description 

(Main House, Garage, Carriage 
House, etc.) 

Existing Square 
Footage 

Proposed Square 
Footage 

Main Structure    

Ancillary    

Ancillary    

4. SITE COVERAGE 

Impervious Coverage Coverage (SF) 

Building Footprint(s)  

Impervious Drive, Walks & Paths  

Open/Covered Patios  

A.TOTAL IMPERVIOUS COVERAGE  

B.TOTAL SF OF LOT  

% COVERAGE OF LOT (A/B= %)  

5. BUILDING MATERIALS 

Building Element Materials, Dimensions, 
and Operation  

Building Element Materials, Dimensions, 
and Operation 

Foundation  Columns  

Walls  Windows  

Roof  Doors  

Chimney  Shutters  

Trim  Skirting/Underpinning  

Water table  Cornice, Soffit, Frieze  

Corner board  Gutters  

Railings  Garage Doors  

Balusters  
Green/Recycled Materials 

 

Handrails   
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TOWN OF BLUFFTON  
CERTIFICATE OF APPROPRIATENESS – HISTORIC DISTRICT  

APPLICATION CHECKLIST 

Town of Bluffton Applications Manual 2 of 3 Last Updated:  4/8/2014 

Note:  Certificate of Appropriateness application information will vary depending on the activities proposed.  
At a minimum, the following items (signified by a grayed checkbox) are required, as applicable to the 
proposed project.   

Concept Final BACKGROUND INFORMATION.   

  COMPLETED CEFTIFICATE OF APPROPRIATENESS-HD APPLICATION: A 
competed and signed application providing general project and contact information.    

  PROPERTY OWNER CONSENT:  If the applicant is not the property owner, a letter of 
agency from the property owner is required to authorize the applicant to act on behalf of 
the property owner. 

  PROJECT NARRATIVE:  A detailed narrative describing the existing site conditions and 
use, the proposed development intent with proposed uses and activities that will be 
conducted on the site.  Include a description of the proposed building type and proposed 
building materials as permitted in Article 5.  

  DEED COVENANTS/RESTRICTIONS:  A copy of any existing deed covenants, 
conditions and restrictions, including any design or architectural standards that apply to 
the site.  

  ADDITIONAL APPROVALS: A written statement from the Declarant of any deed 
covenants, conditions, or restrictions and/or the Review Body of any design or 
architectural standards that the current design has been reviewed for consistency with the 
established restrictions/design principles and approved.    

Concept Final SITE ASSESSMENT.   
  

 
LOCATION MAP: Indicating the location of the lot and/or building within the Old Town 
Bluffton Historic District with a vicinity map. 

  PROPERTY SURVEY:  Prepared and sealed by a Registered Land Surveyor indicating the 
following, but not limited to: 
x All property boundaries, acreage, location of property markers, name of county, municipality, 

project location, and parcel identification number(s); 
x Municipal limits or county lines, zoning, overlay or special district boundaries, if they traverse 

the tract, form a part of the boundary of the tract, or are contiguous to such boundary; 
x All easements of record, existing utilities, other legal encumbrances, public and private 

rights-of-way, recorded roadways, alleys, reservations, and railways;  
x Existing watercourses, drainage structures, ditches, one-hundred (100) year flood elevation, 

OCRM critical line, wetlands or riparian corridors top of bank locations, and protected lands 
on or adjacent to the property; 

x Location of existing buildings, structures, parking lots, impervious areas, public and private 
infrastructure, or other man-made objects located on the development property; and 

x North arrow, graphic scale, and legend identifying all symbology.    

 
 

 SITE PLAN:  Showing layout and design indicating, but not limited to:  
x All property survey information showing all building footprint(s) with finish floor elevations, 

setbacks and build-to lines, building location(s), building orientation(s); 
x Overall lot configuration depicting ingress/egress, circulation, driveways, parking areas, 

patios, decks, pools, hardscape, service yards and all other site amenities;  
x Pedestrian circulation elements and ensuring design shows ADA accessibility compliance. 

Location, layout, and number of vehicular and bicycle parking spaces bicycle parking, and 
ensuring design shows ADA accessibility compliance; and 

x Include detailed dimensions as necessary and appropriate to demonstrate compliance with 
all applicable standards and requirements. 
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TOWN OF BLUFFTON  
CERTIFICATE OF APPROPRIATENESS – HISTORIC DISTRICT  

APPLICATION CHECKLIST 

Town of Bluffton Applications Manual 3 of 3 Last Updated:  4/8/2014 

 
 

SIGN AND RETURN THIS CHECKLIST WITH THE APPLICATION SUBMITTAL 
ALL SUBMITTALS MUST BE COLLATED AND FOLDED TO 8-1/2” X 11” 

 
By signature below I certify that I have reviewed and provided the submittal items listed above.  Further, I 
understand that failure to provide a complete, quality application or erroneous information may result in the delay 
of processing my application(s). 
 
 
______________________________________________________  _______________________ 
Signature of Property Owner or Authorized Agent    Date 
 
 
______________________________________________________ 
Printed Name 

  
 

PHOTOS: Comprehensive color photograph documentation of the property, all exterior 
facades, and the features impacted by the proposed work.  If digital, images should be at 
a minimum of 300 dpi resolution.  

Concept Final ARCHITECTURAL INFORMATION. 

  CONCEPTUAL ARCHITECTURAL SKETCHES:  Sketch of plans, elevations, details, 
renderings, and/or additional product information to relay design intent.   

  FLOOR/ROOF PLANS:  Illustrate the roof and floor plan configurations.  Include all 
proposed uses, walls, door & window locations, overall dimensions and square footage(s).  

  ELEVATIONS:  Provide scaled and dimensioned drawings to illustrate the exterior 
appearance of all sides of the building(s).  Describe all exterior materials and finishes and 
include all building height(s) and heights of appurtenance(s) as they relates to adjacent 
grade, first floor finished floor elevations, floor to ceiling height for all stories, existing and 
finish grades for each elevation.  

  
 
 

ARCHITECTURAL DETAILS:  Provide scaled and dimensioned drawings to show the 
configuration and operation of all doors, windows, shutters as well as the configuration 
and dimensional information for columns and porch posts, corner boards, water tables, 
cupolas and roof appurtenances, gutters and downspouts, awnings, marquees, balconies, 
colonnades, arcades, stairs, porches, stoops and railings.  

 
 

 
 

MANUFACTURER’S CUT SHEET/SPECIFICATIONS:  Include for all atypical building 
elements and materials not expressly permitted by Article 5 of the UDO with sizes and 
finishes noted.  

Concept Final LANDSCAPE INFORMATION. 
  TREE REMOVAL PLAN:  A site plan indicating location, species, and caliper of existing 

trees and trees to be removed. 
  LANDSCAPE PLAN:  Plan must include proposed plant materials including names, 

quantities, sizes and location, trees to be removed/preserved/relocated, areas of planting, 
water features, extent of lawns, and areas to be vegetated.  Plant key and list to be 
shown on the landscape plan as well as existing and proposed canopy coverage 
calculations.   

Concept Final ADDITIONAL REQUIRED INFORMATION (Single-Family Residential Excluded). 
  PRELIMINARY DEVELOPMENT PLAN APPLICATION:  Submit a Preliminary 

Development Plan Application along with all required submittal items as depicted on the 
application checklist.    
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FIRST FLOOR HT.

SECOND FLOOR

LOFT FLOOR

5/4 x 6 PT WOOD DECKING

10" COX COLUMN

1x4 KDAT SLEEPERS @ 24" O.C.

PT WOOD 3X6 TRIM BAND

1X10 HARDIE TRIM

BUILT UP BEAM: SEE STRUCTURAL

BRICK COLUMN
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STANDING SEAM METAL ROOF - INSTALL PER MANUF. 
SPECS.

2x10 ROOF RAFTERS W/ HURRICANE CLIPS (SEE STRUCTURAL ENG. 
DOCUMENTS FOR ALL CONNECTION AND TIE DOWN DETAILS / INTERVALS)

1X6 PT V-GROOVE CEILING

1X12 HARDIE TRIM BAND (BLOCKING AS
NEEDED) ON 1X10 HARDIE TRIM BAND

1X3 HARDIE FASCIA

2x6 RAFTER TAILS - SISTERED TO ROOF RAFTERS @ 
16" O.C.

AL
IG

N

PT WOOD 2X4 WITH CHAMFER

PT WOOD 4X4 WITH CHAMFER

10" COX COLUMN BEYOND

2X2 WOOD PICKET WITH 4 1/2" O.C.

2X4 WITH CHAMFER

1x6 PT V - GROOVE
CEILING

HARDIE SOFFIT PANEL

1X6 HARDIE TRIM
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SECOND FLOOR

5/8 GYP.

2X6 BOTTOM PLATE

3/4" T&G PLYWOOD DECKING ON 2X16 JOISTS (OR EQUAL) 
FLOOR STRUCTURE (SEE STRUCTURAL  ENG. DOCUMENTS FOR 
INTERVAL)

2X6 DOUBLE TOP
PLATE

RIM JOIST & PERIMETER BEAM 
PER STRUCTURAL ENGINEER DOCUMENTS

SMOOTH FIBER CEMENT LAP SIDING - 7" EXPOSURE 
ON UNDERLAY ON 1/2" SHEATHING

4" / 12"

5'-0"

2X6 STUDS @ 16" O.C.

FLASHING

FLASHING

1'
-4

"

METAL ROOF 
STANDING SEAM

5/8" THRU BOLT
BLOCK BETWEEN STUDS

SIMPSON LRU 26 Z
HANGER AT EACH RAFTER

5/8" THRU BOLT
BLOCK BETWEEN STUDS

NON VENTED SMOOTH
FIBER CEMENT SOFFIT

6 X 12 PT

HURRICANE ANCHOR
AT EACH RAFTER PER
ENGINEER

COUNTER SUNK AND DRILLED 
BOLTS TO BE PLUGGED, SANDED 
SMOOTH AND PAINTED

COUNTER SUNK AND DRILLED 
BOLTS TO BE PLUGGED, SANDED 
SMOOTH AND PAINTED

6X6 PT

5/4 X 6 
HARDIE

PT 2X3 WOOD 
WATER TABLE
PT 2X12 BAND 
BOARD

2X6 WOOD STUD
EXTERIOR WALL 
FRAMING 

5/8" GYP. 

SMOOTH FIBER CEMENT
LAP SIDING 7"- EXPOSURE 

PT 2x3 WATER TABLE
BELOW W/ CONT. 
METAL FLASHING 

PT 2x6 
CORNER BOARD 
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ROOF RIDGE

12

8
2x10 ROOF RAFTERS W/ HURRICANE CLIPS (SEE STRUCTURAL ENG. DOCUMENTS FOR 
ALL CONNECTION AND TIE DOWN DETAILS / INTERVALS)

HIGH-TEMP ICE AND WATER SHIELD PER
MANUFACTURER'S SPECIFICATIONS ON ALL ROOF SLOPES

15/32" EXTERIOR STRUCTURAL ROOF SHEATHING (SEE STRUCTURAL 
ENG. DOCUMENTS)

CONT. ICYNENE FOAM INSULATION (OR EQUAL), G.C. TO PROVIDE MEP SYSTEM 
REQUIREMENTS, SHOP DRAWINGS, AND FOAM APPLICATION PROCEDURES FOR 
ARCHITECT'S REVIEW (TYP. WHERE SHOWN)

CONT. 2x8 PT WOOD TRIM (CUT TO SLOPE)

CONT. METAL FLASHING/DRIP EDGE

1x3 HARDIE FASCIA

2x6 TYPICAL EXTERIOR WALL CONSTRUCTION AT 16" O.C.

CONT. ICYNENE FOAM INSULATION (OR EQUAL)

2x6 RAFTER TAILS - SISTERED TO ROOF RAFTERS @ 16" O.C.

5 
1/

2" 2x DRYWALL NAILER 

1X6 HARDIE TRIM ( CUT TO SLOPE)

1X6 PT V-GROOVE SOFFIT

BOARD AND BATTEN SIDING

©
 C

O
PY

RI
G

HT
 2

01
9 

C
O

U
RT

 A
TK

IN
S 

G
RO

U
P71 CALHOUN STREET -

BUILDING 3
07/01/2020

1" = 1'-0"
1 EAVE DETAIL

ATTACHMENT 6



2x6 KDAT BOTTOM RAIL - CUT 
TO 5"

3 
1/

2"
5'

-8
 1

/2
"

1 
1/

2"

6'
-0

"
1x8 KDAT TRIM (3/8" 
CHAMFER)

HINGE SIDE @ COLUMN

6x6 KDAT POST

1x4 KDAT SURROUND AND FRAME 
(EACH SIDE)

2x10 KDAT CAP CUT TO 8 1/2" & 
CHAMFER CAP

2x6 KDAT CAP CUT TO 5" & CHAMFER 
TOP

SERVICE SLAB
V.I.F.

T.O. SERVICE WALL
6'-0" ASF (SLAB)

2x6 KDAT INSIDE OF OPENING AS 
NAILER FOR 1x6

1x6 HORZ. KDAT EACH SIDE 
WITH 1 1/4" GAP. BOARDS 
OVERLAP FRONT TO BACK TO 
FULLY SCREEN SERVICE AREA
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2' - 8"

5'
 - 

4"

PT 2X3 DRIP CAP
METAL FLASHING

PT 2X6 HEAD TRIM

PT 5/4 X 4 JAMB TRIM

OPERABLE CYPRESS
WOOD SHUTTER

PT 3X3 WOOD SILL

SHUTTER DOG

PT 2X3 DRIP CAP
METAL FLASHING

PT 2X6 HEAD TRIM

PT 5/4 X 4 JAMB TRIM

OPERABLE CYPRESS
WOOD SHUTTER

PT 3X3 WOOD SILL

SHUTTER DOG

2' - 4"

3'
 - 

0"

PT 2X3 DRIP CAP
METAL FLASHING

PT 2X6 HEAD TRIM

PT 5/4 X 4 JAMB TRIM

PT 3X3 WOOD SILL

5' - 4"

6'
 - 

4"

©
 C

O
PY

RI
G

HT
 2

01
9 

C
O

U
RT

 A
TK

IN
S 

G
RO

U
P71 CALHOUN STREET -

BUILDING 3
07/01/2020

1/4" = 1'-0"
1 TYP. WINDOW

1/4" = 1'-0"
2 WINDOW

1/4" = 1'-0"
3 WINDOW

ATTACHMENT 6













ATTACHMENT 8



ATTACHMENT 8



ATTACHMENT 8



ATTACHMENT 8



ATTACHMENT 8



ATTACHMENT 8



ATTACHMENT 8



ATTACHMENT 8



PLAN REVIEW COMMENTS FOR COFA-12-19-013785
Town of Bluffton

Department of Growth Management

20 Bridge Street   P.O. Box 386   Bluffton, South Carolina 29910

Telephone 843-706-4522

OLD TOWN

Plan Type: Apply Date:

Plan Status: Plan Address: 71 Calhoun St
BLUFFTON, SC  29910

Historic District

Active

12/16/2019

Plan PIN #:Case Manager: R610 039 00A 0099 0000Katie Peterson

Plan Description: Building 3- A request by Court Atkins, Inc. on behalf of Cunningham, LLC for review of a Certificate of 
Appropriateness to allow the construction of a two and a half-story mixed-use building of approximately 
8,000 SF located at 71 Calhoun Street and is zoned Neighborhood Center – HD.  
STATUS:  The application was reviewed at the January 13, 2020 HPRC meeting and comments were 
provided to the Applicant.  A final application has been submitted and is being reviewed for conformance 
with the UDO and is scheduled to be heard at the May 4 digital HPRC meeting.

 Staff Review (HD)

 Submission #: 2  Recieved: 05/01/2020 Completed: 05/01/2020

Reviewing Dept. Complete Date StatusReviewer

Approved with Conditions05/01/2020Addressing Review Nick Walton

Comments:

1. Final Addressing will be provided at time of Subdivision Application.

Approved with Conditions05/01/2020Beaufort Jasper Water and Sewer 
Review

James Clardy

Comments:

1. Pending formal submittal of site plans showing the connectivity to BJWSA’s System.

Approved with Conditions05/01/2020Building Safety Review Richard Spruce

Comments:

1. HVAC units may not be located under the stairs per IBC section 1011.7.4.

Approved with Conditions05/01/2020Growth Management Dept Review 
(HD)

Katie Peterson

Comments:

05/01/2020 Page 1 of 4
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1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the Approved Development Plan for 
this site (DP-11-17-011473), a Development Plan Amendment (DPA) must be reviewed and approved by the Development Review 
Committee prior to issuance of this COFA.  A DPA has been submitted, however, all conditions must be satisfied, and an approval 
issued prior to the issuance of the COFA. Additionally, a subdivision application must be submitted, reviewed and approved prior to 
approval of the COFA.
2. The columns on the stairs and balconies are spaced further apart than they are tall.  Columns shall be spaced no farther apart 
than they are tall.  Columns must be reconfigured or additional columns added to meet the spacing requirements found above.  
(UDO Section 5.15.6.H.)
3. At time of final submittal, a site plan showing the placement of the structures is required in order to ensure compliance with the 
applicable lot standards including setbacks and building orientation. (Application Manual)
4. A determination must be made by the HPC on the appropriateness of the use of the louvering enclosing/wall material at the 
balconies and stairwells.  Balconies may have roofs by are required to be open. (UDO Section 5.15.5.E.2.d. and UDO Section 
5.15.6.G.3.)
5.For the final application provide a landscape plan noting foundation plantings, street tree locations, and any landscaping proposed 
for buffering; as well provide the shutter dog profile. (Applications Manual)
6. Building heights and widths shall be visually similar to those in the neighboring vicinity.  The proposed building is both wider and 
taller than almost anything within the immediate vicinity.  While the they have not exceeded the maximum SF or height for the Main 
Street Building type, they have not taken into account the mass and scale of the buildings in the immediate context as required by 
the ordinance, most specifically the Heyward House , Slave Quarters and Summer Kitchen (c. 1840) located directly behind the 
proposed structure. The intent of the Old Town Bluffton Historic District is to promote the educational, cultural, and general welfare 
of the public through the preservation, protection, and enhancement of the old, historic, and/or architecturally-worthy structures and 
areas of the Town; and to maintain such structures as visible reminders of the history and heritage of the Town.  The building must 
be reduced in size or the mass and scale mitigated through alternate design solutions. Alternate design solutions may include 
breaking the main mass into smaller scaled components.   (UDO Section 5.15.5.F.1.a. and 5.15.5.F.1.c., 5.15.1.C., 5.15.1.E. and 
the Old Town Master Plan).
7. Building heights and widths shall be visually similar to those in the neighboring vicinity. They shall incorporate elements that give 
the building perceptible scale.  Large buildings in particular shall be designed to reduce their perceived height and mass by dividing 
the building into smaller scale components. The applicant should re-study the articulation of the massing of Building 3 by dividing 
the building into smaller scale, distinct components. The building’s floor plan and internal program is naturally divided into three 
sections on all floors, allowing it to be divided into three architecturally distinct elements. Alternatively it could be divided into two 
distinct elements, with one element combining two of the bays into a 2 storied mass and the second element consisting of the 
remaining taller 2.5 storied bay, which could be located on the side of the building adjacent to Building 2 rather than in its center, 
which would allow the scale to increase as it moves toward the corner.(UDO Sections 5.15.5.F.1.a & 5.15.5-F.2.) 
8. Building mass shall consist of a simple composition of basic building forms that follow a clear hierarchy. Furthermore, do not 
clump everything equally under one enormous roof” (clarification note associated with the left illustration of the standard).  Building 
3’s massing approach currently does just that, by bringing all of the building’s mass together under one large roof.  
9. In order to provide additional context for the impact of the proposed buildings and the neighboring sites, provide additional 
information on the massing next to neighboring residential structures on Green Street. The perspective images showing the 
relationship between the three proposed buildings and each other, as well as the relationship between Building 2, the Montessori 
School, and 55 Bridge Street are successful in providing information on how the street will look with Building 2 in place. As the major 
concern for mass and scale for Building 3 is with the relationship of the proposed structure and the neighboring Heyward House and 
outbuildings which are Contributing Structures, perspectives similar to the ones provided for Building 2 is requested. (UDO Section 
3.2.2.E.)
Recommendation: The roof overhangs seem somewhat timid and under-scaled relative to similar vernacular buildings in Bluffton, 
and would benefit from broader overhangs. In terms of more prescriptive standards, porch roof overhangs are required to be a 
minimum of 2 feet. It is unclear whether this standard is met on the two flanking porches.   (UDO Section 5.15.6.E.5.d. and 
5.15.6.P.1.). 
Recommendation: Eaves are also detailed as enclosed eaves with a smooth Hardie Panel soffit and a crown at the fascia. Consider 
using exposed rafter tails or, if enclosing the eave, a bed molding should be added where the frieze and soffit intersect; also, the 
soffit should be finished with a beaded or v-groove tongue and groove (UDO Section 5.15.6.P. 3-6).   
Recommendation: Fenestration should draw from the Bluffton vernacular pattern as stated earlier, with a more transparent street 
level and more traditional residential character on upper levels with legible rhythms of vertical openings of a similar size. The 
inclusion of operable shutters is encouraged.   
Recommendation: The large blank wall composed of fiber cement panels on the south façade does not contribute to the 
architectural character of the elevation and should be reconsidered. Recommendation: While main street buildings are permitted in 
the Neighborhood Center Historic District, it should be noted that they are required in the blocks to the north (the red lines 
referenced on the UDO map on 5-56), those requirements do not extend to this block, indicating the change in context as Calhoun 
Street extends toward the May River. The scale of such buildings in this district is regulated by both the half story lower height 
requirement (as compared with the Neighborhood Core Historic District), and the scale provisions listed above relating to contextual 
scale.
In addition to review by staff, The Town of Bluffton contracted Sottile and Sottile to provide additional review to speak to the 
architectural design, because of their background in HP and involvement in the adoption of the Old Town Master Plan. Additional 
suggestions include:
UDO Section 5.15.6. states “A primary goal of this section is authenticity.” The standards encourage “Bluffton vernacular 
architecture and construction, and which draws its ornament and variety from the traditional assembly of genuine materials.”  The 
level of detailing on the proposed facades, when viewed from a close proximity is minimal, failing to draw significantly from local 
precedent, while the composition of the facades themselves is often overly complex, relying on a variety of novel assemblies and 
juxtapositions while failing to achieve the very straightforward compositional legibility inherent in the Bluffton vernacular.   
The scale and character of much of the fenestration also fails to draw adequately from local precedents. The best examples of 
traditional Bluffton Main Street Buildings incorporate a storefront and a higher level of transparency at the street level, while upper 
level residential and other non-retail uses incorporate more conventional residential fenestration patterns, with single or narrow 
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double doors and vertically proportioned windows forming a legible rhythm of voids that are generally similar in size.   
This is indicated by the sample illustration on 5-85 of the UDO, as well as in all of the Main Street Building precedents shown in this 
section.  This residential character is particularly important on this portion of Calhoun Street, on which the overall character is 
considerably more residential than portions further north toward May River Road.  
The fenestration on a number of the facades proposed lack the clarity and hierarchy of these traditional examples, introducing a 
wide variety of glazing types and patterns and creating large expanses of transparency on upper residential levels, giving the upper 
levels more of a commercial feel.   This dilutes the traditional contrast in fenestration between a lower commercial level and an 
upper residential level that is inherent in the Lowcountry vernacular; resulting in facades that lack the clarity and legibility found in 
Bluffton’s best traditional Main Street Buildings. 
A viable solution for this site should be achievable within the parameters outlined above. The fundamental issue with the current 
proposal is that it lacks relatable scale within this specific context.

Approved with Conditions05/01/2020HPRC Review Katie Peterson

Comments:

1. The proposed building is a Main Street Building.  Main Street buildings must have an arcade, colonnade, marquee or awning 
along the front facade (arcades/colonnades are preferred). The proposed structure does not have one of the above referenced 
architectural features, but proposes the use of bracketed balconies along the front elevation.  A determination by the full HPC must 
be made on the appropriateness of the use of bracketed balconies as an appropriate alternative to those features listed in the UDO.  
(UDO Section 5.15.6.E.3.)
2. Additional information on the use of louvered screen on the balconies is required.  It is challenging to view this as a traditional 
configuration of genuine materials for a balcony design. Photo examples of this application may assist in clarifying intent.

Approved with Conditions05/01/2020Transportation Department Review 
- HD

William Howard

Comments:

1. See Development Plan for Transportation Comments.

Approved with Conditions05/01/2020Watershed Management Review Bridgette Noonan

Comments:

1. See Development Plan for Watershed Comments.

 Submission #: 1  Recieved: 01/10/2020 Completed: 05/01/2020

Reviewing Dept. Complete Date StatusReviewer

Approved with Conditions01/10/2020Addressing Review Nick Walton

Comments:

1. Proposed Addresses for Resubmittal
The apartments addresses will stay the same, but the office spaces could change depending on if the units could be subdivided 
again. 
- 71# Calhoun Street Unit 100, Unit 101, Unit 102, Unit 200, Unit 201, Unit 202 and Unit 300

Approved with Conditions01/10/2020Beaufort Jasper Water and Sewer 
Review

James Clardy

Comments:

1. Pending formal submittal of site plans showing the connectivity to BJWSA’s System.

Approved with Conditions01/10/2020Building Safety Review Richard Spruce

Comments:

1. HVAC units may not be located under the stairs per IBC section 1011.7.4.

Approved with Conditions01/10/2020Growth Management Dept Review 
(HD)

Katie Peterson

Comments:
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1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the Approved Development Plan for 
this site (DP-11-17-011473), a Development Plan Amendment (DPA) must be reviewed and approved by the Development Review 
Committee prior to issuance of this COFA.  A DPA has been submitted, however, all conditions must be satisfied, and an approval 
issued prior to the issuance of the COFA. Additionally, a subdivision application must be submitted, reviewed and approved prior to 
approval of the COFA.
2. The columns on the stairs and balconies are spaced further apart than they are tall.  Columns shall be spaced no farther apart 
than they are tall.  Columns must be reconfigured or additional columns added to meet the spacing requirements found above.  
(UDO Section 5.15.6.H.)
3. At time of final submittal, a site plan showing the placement of the structures is required in order to ensure compliance with the 
applicable lot standards including setbacks and building orientation. (Application Manual)
4. Provide additional information on the massing next to neighboring residential structures on Bridge Street.  The structure will be 
located directly next to the Slave House and Summer Kitchen at the rear of the Heyward House property.  Both of these outbuildings 
are Contributing Structures within the Old Town Bluffton Historic District.  The intent of the Old Town Bluffton Historic District is to 
promote the educational, cultural, and general welfare of the public through the preservation, protection, and enhancement of the 
old, historic, and/or architecturally-worthy structures and areas of the Town; and to maintain such structures as visible reminders of 
the history and heritage of the Town.  Building heights and widths shall be visually similar to those in the neighboring vicinity.  
Provide additional information on the massing of the proposed new construction next to the existing neighboring structures.  (UDO 
Sections 5.15.5.F.1., 5.15.5.F.4., 5.15.1.C., 5.15.1.E. and the Old Town Master Plan). 
5. The Application notes storefront windows on the second floor.  Provide additional information the windows. (5.15.6.I.) 
6. Provide additional information on service yard materials and configuration . (UDO Section 5.15.6.F.)
7. A determination must be made by the HPC on the appropriateness of the use of the louvering enclosing/wall material the 
balconies.  Balconies may have roofs by are required to be open. (UDO Section 5.15.5.E.2.d. and UDO Section 5.15.6.G.3.)
8. The stucco paneling along the side elevations changes materials on mid plane.  Material changes in the same plane or at 
exterior corners is not permitted.  The material or configuration of the material change must be modified to meet the above standard 
(UDO Section 5.15.6.N.)
9. For the final application provide a landscape plan noting foundation plantings, street tree locations, and any landscaping 
proposed for buffering; as well provide architectural details of the railing and baluster, gutter profile, shutters, a typical window detail, 
corner board/pilaster trim detail, water table detail and sections through the eave and wall depicting the material configuration and 
dimensions. (Applications Manual)

Approved with Conditions01/10/2020HPRC Review Katie Peterson

Comments:

1. The proposed building is a Main Street Building.  Main Street buildings must have an arcade, colonnade, marquee or awning 
along the front facade (arcades/colonnades are preferred). The proposed structure does not have one of the above referenced 
architectural features, but proposes the use of bracketed balconies along the front elevation.  A determination by the full HPC must 
be made on the appropriateness of the use of bracketed balconies as an appropriate alternative to those features listed in the UDO.  
(UDO Section 5.15.6.E.3.)
2. Additional information on the use of louvered screen on the balconies is required.  It is challenging to view this as a traditional 
configuration of genuine materials for a balcony design. Photo examples of this application may assist in clarifying intent. 
3. While shutters are not required, when they are proposed they must be applied in a consistent manner. Add shutters to the all 
windows that can accept them. (UDO Section 5.15.6.A. and Section 5.15.5.F.4.c.)
4. On the West Elevation, consider adding a bracket to the extended roof over the stairs to provide a similar feature to the bracket 
used on the lower east elevation roofs.
5. The Application notes the chimney as being brick, but the plans do not show a chimney.  Provide additional information to 
clarify if a chimney is proposed.

Approved with Conditions01/10/2020Transportation Department Review 
- HD

William Howard

Comments:

1.  See Development Plan Amendment for Transportation Comments.

Approved with Conditions01/10/2020Watershed Management Review Bridgette Noonan

Comments:

1. See Development Plan Amendment for Stormwater comments.

Plan Review Case Notes:
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	Applicant: Court Atkins Architects, Inc.
	Property Owner: Cunningham South Carolina, LLC
	Phone: 843-815-2557
	Phone_2: 845-235-4132
	Mailing Address: P.O. Box 3978Bluffton, SC 29910
	Mailing Address_2: 6 Promenade St. #1205Bluffton, SC 29910
	Email: james.atkins@courtatkins.com
	Email_2: Attk6@me.com
	Town Business License  if applicable: LIC-04-19-028962
	Project Information tax map info available at httpwwwtownofblufftonusgis: 71 Calhoun Street- Building 1
	Project Location: 71 Calhoun Street
	Zoning District: Neighborhood Center- HD
	Acreage: 0.903
	Tax Map Numbers: R610 039 00A 0099 0000
	Relocation or Demolition: The project will consist of (3) separate mixed use buildings on (3) parcels located on 71 Calhoun Street. 
	Conceptual: Off
	Final: On
	Amendment: Off
	New Construction: Yes
	Renovation: Off
	Relocation: Off
	1 Full sized copies and digital files of the Site Plans One 1 set for Conceptual two 2 sets for Final: On
	2 Full sized copies and digital files of the Architectural Plans One 1 set for Conceptual two 2 sets for Final: On
	3 Project Narrative describing reason for application and compliance with the criteria in Article 3 of the UDO: On
	5 All information required on the attached Application Checklist: On
	6 An Application Review Fee as determined by the Town of Bluffton Master Fee Schedule Checks made payable: On
	Check Box4: Off
	Check Box5: Yes
	Text6: ADD BLDG TYPE (MAIN STREET)
	Front: 0'-10'
	Rear: 25'
	Rt Side: 5'
	Lt Side: 5'
	Description Main House Garage Carriage House etcMain Structure: MIXED- USE BUILDING
	Existing Square FootageMain Structure: 
	Proposed Square FootageMain Structure: 7,500 SQ.FT.
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	Materials Dimensions and OperationRailings: Wrought Iron/ Pt Wood
	Materials Dimensions and OperationGarage Doors: N/A
	Materials Dimensions and OperationBalusters: Wrought Iron/Pt Wood
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